CITY OF NEWPORT BEACH

PLANNING COMMISSION STAFF REPORT
March 22, 2012 Meeting

Agenda ltem 4

SUBJECT: Newport Banning Ranch - (PA2008-114)
5200 West Coast Highway
= Environmental Impact Report No. ER2009-002
General Plan Amendment No. GP2008-008
Code Amendment No. CA2008-004
Planned Community Development Plan No. PC2008-002
Master Development Plan No. MP2008-001
Tentative Tract Map No. NT2008-003
Development Agreement No. DA2008-003
Affordable Housing Implementation Plan No. AH2008-001
Traffic Study No. TS2008-002

APPLICANT: Newport Banning Ranch, LLC

PLANNER: Patrick J. Alford, Planning Manager
palford@newportbeachca.gov

PROJECT SUMMARY

A proposed planned community on a 401.1 acre project site for development of 1,375
residential dwelling units, a 75-room resort inn and ancillary resort uses, 75,000 square
feet of commercial uses, approximately 51.4 acres of parklands, and approximately 252.3
acres of permanent open space.

An Environmental Impact Report (EIR) SCH No. 2009031061 to evaluate the
environmental impacts resulting from the proposed project. The EIR has been prepared in
accordance with the California Environmental Quality Act of 1970 (CEQA), as amended
(Public Resources Code Section 21000 et seq.), and the State CEQA Guidelines for
Implementation of CEQA (California Code of Regulations, Title 14, Section 15000 et seq.).

RECOMMENDATION

1) Receive staff report focused in Environmental Impact Report;
2) Conduct a public hearing; and

3) Continue public hearing to April 5, 2012.
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INTRODUCTION

Project Setting

The project site consists of approximately 401.1 acres. Approximately 40 acres are
located within the incorporated boundary of the City and the remainder is located within
unincorporated Orange County, in the City's adopted Sphere of Influence, as approved
by the Local Agency Formation Commission of Orange County (LAFCO).

The site’s topography is characterized by two primary topographic areas: the lowland
area in the northwestern portion and the upland area, located on the southwest edge of
Newport Mesa, in the southern and eastern portions. The upland area has been incised
to form three arroyos, with the largest being the Southern Arroyo and the second largest
being the Northern Arroyo. A very small arroyo feature (Minor Arroyo) is located in the
northeastern-most portion of the project site.

Although the project site has experienced disturbance associated with oil production
operations, the site contains 45 vegetation types, including 20 types of coastal sage
scrub and disturbed coastal sage scrub; vernal and ephemeral pools, marshes and
mudflats; 8 types of undisturbed and disturbed riparian resources; and non-native
grassland and ruderal, and disturbed/developed areas.

The project site is currently a producing oilfield with approximately 489 oil well sites and
buildings and oil facility infrastructure, including oil processing facilities, pipelines,
storage tanks, utility poles, and machinery. Related facilities include graded roads and
equipment areas surfaced with gravel, asphalt, crude oil, or crude oil tank sediments, as
well as old sumps which held produced oil and fiuids in in-ground surface
impoundments.

The project site is generally bound on the north by Talbert Nature Preserve/Regional
Park in the City of Costa Mesa and Newport Terrace residential community; on the
south by West Coast Highway and Lido Sands residential community south of the
highway, on the east by a mix of land uses, including the California Seabreeze
residential community and light industrial uses in the City of Costa Mesa, a vacant
Newport-Mesa Unified School District-owned parcel, the City of Newport Beach Utilities
Yard, Carden Hall day school, Coast Community College Newport Beach Learning
Center (under construction), office and light industrial uses, the Newport Crest
residential community, and the Sunset Ridge Park site; and on the west by the U.S.
Army Corps of Engineers-restored salt marsh basin and the Santa Ana River.

Project Description

The project is a proposed 401.1-acre planned community for development of up to
1,375 residential dwelling units, a 75-room resort inn and ancillary resort uses, 75,000
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square feet of commercial uses, approximately 51.4 acres of parklands, and
approximately 252.3 acres of permanent open space.

The application consists of the following components:

General Plan Amendment No. GP2008-008. An amendment to the Circulation
Element of the General Plan to delete the planned segment of 15th Street west
of Bluff Road.

Code Amendment No. CA2008-004. A code amendment to rezone the portion of
the project site currently within the incorporated boundary of the City from
Planned Community (PC-25)" to Planned Community (PC-57).

Planned Community Development Plan No. PC2008-002. A planned community
development plan that would establish the allowable land uses, general
development regulations, and implementation and administrative procedures,
which would serve as zoning for the project site.

Master Development Plan No. MP2008-001. A plan to establish detailed design
criteria for each land use component to guide the review of subsequent
development approvals.

Tentative Tract Map No. NT2008-003. A tentative tract map to establish lots for
public dedication or conveyance, lots for residential development and
conveyance to homebuyers, and lots for financing and conveyance.

Development Agreement No. DA2008-003. A pre-annexation and Development
Agreement between the applicant and the City of Newport Beach describing
development rights and public benefits.

Affordable Housing Implementation Plan No. AH2008-001. A program specifying
how the proposed project would meet the City’s affordable housing requirements.

Traffic Study No. TS2008-002. A ftraffic study pursuant to Chapter 15.40 (Traffic
Phasing Ordinance).

Environmental Impact Report No. ER2009-002. An Environmental Impact Report
(EIR) SCH No. 2009031061 to evaluate the environmental impacts resulting from
the proposed project.

' PC-25 is the Banning Newport Ranch Planned Community. This 75.5-acre planned community

development plan was adopted in 1995 and provided for the development of 406 dwelling units and
400,000 square feet of officelindustrial uses. The tand uses and development policies of PC-25
were made inconsistent with the adoption of the General Plan in 2006. As part of the
comprehensive Zoning Code Update approved by the City in 2010, approximately 13.06 acres of
PC-25 were rezoned to Public Facilities (PF) leaving approximately 62.44 acres zoned PC-25.
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EIR Review Process

The City of Newport Beach is the Lead Agency under CEQA for preparation, review and
certification of the Final EIR for the Newport Banning Ranch project. As the Lead
Agency, the City is responsible for determining the potential environmental impacts of
the proposed action and which of those impacts are significant, and which can be
mitigated to a level of less than significant.

The Planning Commission’s role is to formulate a recommendation regarding the
adequacy of the EIR and the merits of the proposed project for City Council
consideration. The City Gouncil is the final decision-making body. The adequacy of the
EIR in identifying and mitigating environmental impacts of the project, as required by
CEQA, is the first step in the decision-making process. Following a determination on
the EIR, the Planning Commission will review the project as a separate action. A
determination that an environmental document satisfies the requirements of CEQA does
not indicate approval of a project.

Development of the Newport Banning Ranch EIR has included the following milestones:

 (09/03/08 Application filed
« 03/16/09 Notice of Preparation (NOP) distributed
« 03/18/09 30-day NOP public review and comment period begins

o 04/02/09 Scoping Meetings held to solicit additional suggestions on the
content of the Draft EIR from government agencies and public

o 04/17/09 NOP public review comment period closed
e 09/09/11 Notice of Availability and Notice of Completion distributed
e 09/09/11 60-day public comment and review period begins

o 09/19/11 Environmental Quality Affairs Committee (EQAC) meeting on the
review of the Draft EIR

e 10/17/11 EQAC meeting on comments on the Draft EIR

s 11/03/11 Planning Commission study session on the EIR process
« 11/08/11 Public comment and review period ends

o 03/08/12 Planning Commission study session on the Draft EIR

o 03722112 Planning Commission Public Hearing

o 04/05/12 Planning Commission Public Hearing (additional public hearings
may be required)

e TBD City Council Public Hearing(s)
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DISCUSSION

A minimum of two public hearings are warranted to allow the Planning Commission to
review the EIR and project and receive public testimony. The March 22" meeting and
this report focuses on the EIR (Attachment PC 2), including the environmental review
process and the findings of the environmental analysis. The second public hearing is
tentatively scheduled for April 5, 2012 which will focus on the details of the project.

The Commission is tasked with making a recommendation to the City Council on the
certification of the Final EIR and the proposed project. The City Council, which will have
final authority over the proposed project, will consider whether or not to certify that the
EIR was completed in compliance with CEQA and the State and local CEQA guidelines.

The Commission must make their recommendation on the certification of the Final EIR
prior to consideration of the proposed project application. The Planning Commission’s
recommendations will be two separate actions (i.e., vote) that may be made at separate
public hearings. A detailed staff report will be prepared on the proposed proje ct
application for the April 5, 2012 Planning Commission.

Analysis
Pursuant to CEQA, the purpose of an EIR is to:

» Identify the significant effects on the environment of a project;
« Identify alternatives to the proposed project; and

¢ Indicate the manner in which significant environmental effects can be mitigated
or avoided.

An EIR is the most comprehensive form of environmental documentation identified in
CEQA and the State CEQA Guidelines, and provides the information needed to assess
the environmental consequences of a proposed project to the extent feasible. EIRs are
intended to provide an objective, factually supported, full-disclosure analysis of the
environmental consequences associated with a project that may have the potential to
result in significant adverse environmental impacts. In the end, the environmental
analysis needs to be comprehensive enough to allow informed decisions on a project.
State CEQA Guidelines state:

An EIR should be prepared with a sufficient degree of analysis to provide
decision makers with information that enables them lo make a decision
that intelligently takes account of environmental consequences. An
evaluation of the environmental effects of a proposed project need not be
exhaustive, but the sufficiency of an EIR is to be reviewed in light of what
is reasonably feasible. Disagreement among experts does not make an
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EIR inadequate, but the EIR should summarize the main points of
disagreement among the experts. The courts have not looked for
perfection but for adequacy, and a good faith effort at full disclosure.

The City is the “lead agency” for the proposed project. CEQA defines the lead agency
as the “public agency which has the principal responsibility for carrying out or approving
the project.” As the lead agency, the City is required to review and consider the EIR
prior to any decision to approve, revise, or deny the proposed project. Other public
agencies with direct interest in the project (e.g., responsible and trustee agencies
including the California Coastal Commission), may use the EIR in their decision-making
or permitting processes.

Environmental Impact Analysis

The EIR provides an impact analysis for those environmental impact categories where it
was determined that the proposed project could result in “potentially significant
impacts.” This analysis included every environmental impact category in the City's
Environmental Checklist, with the exception of agricultural and timberland resource. The
significance of impacts is determined by thresholds derived from the City's
Environmental Checklist, CEQA, and the State CEQA Guidelines. Significance
thresholds define the quantitative, qualitative, or performance limits of a particular
environmental effect. If these thresholds are exceeded, the impact is considered it to be
significant.

Most of the potentially significant environmental impacts were determined to have either
“no impact” or “No Significant Impact” through the implementation of the Mitigation
Program comprised of Project Design Features (PDFs), Standard Conditions {SCs), and
Mitigation Measures (MMs). EIR Table 1-2 (Attachment PC 3) provides a summary of
significant impacts and the Mitigation Program. However, the impact analysis did
identify significant and unavoidable impacts; impacts that remain significant after
including all feasible mitigation measures are considered. These impacts are discussed
below.

Significant Unavoidable Impacts

Land Use and Related Planning Programs. There would be land use incompatibility
with respect to long-term noise and night illumination predominately from the
Community Park on those Newport Crest residences immediately contiguous to the
project site.

¢ Mitigation Measures MM 4.12-6 and MM 4.12-7 would provide mitigation

» No authority to mandate the implementation of mitigation on private property
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+ Noise impacts would remain significant if the residents of Newport Crest elect not

to implement the mitigation measures to reduce the increased interior noise
levels

+ This impact would be significant and unavoidable.

It should be noted that the 2006 General Plan Final EIR recognized that the introduction
of new sources of lighting associated with development of the Banning Ranch property,
including a community park, would be considered significant and unavoidable. In
certifying the General Plan Final EIR and approving the General Plan, the City approved
a Statement of Overriding Considerations which notes that there are specific economic,
social, and other public benefits that outweigh the significant unavoidable impacts
associated with the adoption of the General Plan. These benefits included the
development of a new park, whether Banning Ranch was acquired as open space or
partially developed, that will provide playfields and passive recreational opportunities for
the underserved western portion of the City.

Aesthetic and Visual Rescurces. The proposed project would introduce nighttime
lighting into a currently unlit area.

¢ Project would include "dark sky” lighting concept
¢ Night lighting impacts are considered significant and unavoidable

it should again be noted that the 2006 General Plan Final EIR found that the
introduction of new sources of lighting associated with development of Banning Ranch
would be considered significant and unavoidable and that there are specific economic,
social, and other public benefits which outweigh these impacts.

Transportation and Traffic. The proposed project would have impacts on intersections
in the City of Costa Mesa.

+ Mitigation Measure MM 4.9-2 would mitigate impact to a level considered less
than significant

¢ City cannot impose mitigation on another jurisdiction

» If the applicant is unable to implement mitigation within the City of Costa Mesa,
the impacts would remain significant and unavoidable

The specific impacts to the City of Costa Mesa intersections are identified in Section
1.6.2 and Section 4.9 of the EIR.

Air Quality. Without mitigation, regional (mass) emissions of oxides of nitrogen (NOx)
are forecasted to exceed applicable thresholds in some construction years. Long-term
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operational emissions of criteria pollutants would not exceed the South Coast Air

Quality Management District (SCAQMD) mass emissions thresholds from initial

occupancy through 2020. However, as project development continues beyond 2020,

emissions of volatile organic compounds (VOCs) and carbon monoxide (CO) would

exceed the significance thresholds, principally due to vehicle operations. Therefore, the
impacts remain significant and unavoidable.

The proposed project would have cumulatively considerable contributions to regional
pollutant concentrations of ozone (O3).

¢ Mitigation Measure MM 4.10-1 would reduce the NOx emissions to less than
significant levels

s The availability of sufficient Tier 4 diesel engine construction equipment cannot
be assured

¢ Therefore, the air quality impacts are found to be significant and unavoidable.

Greenhouse Gas Emissions. The proposed project would emit quantities of green
house gases (GHGs) that would exceed the City's 6,000 million metric tons of carbon
dioxide equivalent (MTCO2e) per year significance threshold. The proposed project
would make a cumulatively considerable contribution to the global GHG inventory
affecting global climate change.

Noise. The increased traffic volumes on 17th Street west of Monrovia Avenue in Costa
Mesa would expose sensitive receptors (i.e., residential dwellings, hotels, hospitals, day
care centers, and educational facilities) to noise levels that would exceed City of Costa
Mesa significance thresholds. Mitigation Measure MM 4.12-5 requires the applicant to
provide funds to the City of Costa Mesa to resurface the street with rubberized asphailt;
however, the City has no ability to assure that the mitigation would be implemented.
Therefore, the forecasted impact to residents of 17th Street west of Monrovia Avenue is
considered significant and unavoidable.

For portions of the Newport Crest development, there would be a significant increase in
the ambient noise level due to the projected traffic volumes in the build-out condition.
Although Mitigation Measures MM 4.12-6 and MM 4.12-7 would provide mitigation,
noise impacts would remain significant if the residents of Newport Crest elect not to
implement the mitigation measures to reduce the increased interior noise levels. The
City does not have the authority to mandate the implementation of mitigation on private
property that is not on the project site; therefore, this impact would be significant and
unavoidable.

The use of construction equipment would result in a substantial temporary increase in
ambient noise levels to nearby noise-sensitive receptors in the vicinity of the project
construction activities. The temporary noise increases would be significant and
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unavoidable due to the low existing ambient noise levels, the proximity of the noise-
sensitive receptors, and duration of construction activities.

Significant environmental impacts that cannot be mitigated to a less than significant
level through the adoption of mitigation measures or project alternatives, the City
Council, (and responsible agencies using this CEQA document for their respective
permits or approvals) must decide whether the benefits of the proposed project
outweigh any identified significant environmental effects that cannot be mitigated to
below a threshold of significance. If the City decides that the overriding considerations,
including project benefits, outweigh the unavoidable impacts, then the City is required to
adopt a Statement of Overriding Considerations, which states the reasons that support
its actions. The City Council would also consider adoption of a Statement of Overriding
Considerations as part of their review of the Final EIR and the proposed project.

Alternalives

State CEQA Guidelines requires that “an EIR describe a range of reasonable
alternatives to the project, or to the location of the project, which would feasibly attain
most of the basic objectives of the project but would avoid or substantially lessen any of
the significant effects of the project, and evaluate the comparative merits of the
alternatives”.

It should be noted that State CEQA Guidelines state that "an EIR need not consider
every conceivable alternative to a project. Rather it must consider a reasonable range of
potentially feasible alternatives that will foster informed decision making and public
participation. An EIR is not required to consider alternatives, which are infeasible. The
lead agency is responsible for selecting a range of project alternatives for examination
and must publicly disclose its reasoning for selecting those alternatives. There is no
ironclad rule governing the nature or scope of the alternatives to be discussed other
than the rule of reason.”

The EIR compares the following six (6) alternatives to the proposed project:

Alternative A: No Action/No Development Alternative (Continuation of Existing Land
Uses) - "No project” alternative required by the State CEQA Guidelines and assumes
existing conditions on the project site and the continuation and possible expansion of ail
exploration and oil production operations.

* Greater impacts in terms of consistency with applicable plans and policies
« No significant and unavoidable impacts
Alternative B: Newport Beach General Plan/Open Space Designation - Assumes the

General Plan Primary Use open space acquisition option, including consolidation of oil
operations, wetlands restoration, construction of roadways, and provision of nature
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education, interpretative facilities, and an active park that contains lighted playfields and
other facilities.

e Would eliminate significant and unavoidable impacts associated with traffic, air
quality, greenhouse gases, and certain noise impacts

¢ Impacts could still not be reduced to a level considered less than significant

s Environmentally superior alternative, feasibility issues, does not meet project
objectives

Alternative C: Proposed Project with Bluff Road Extending to 17th Street - assumes the
same land uses and development plan as the proposed project with a North Bluff
Road/Bluff Road connection from West Coast Highway only to 17th Street.

¢ Would minimize significant impacts to sensitive habitat areas and landform
alteration associated with the extension of North Bluff Road from just north of
17th Street to 19th Street

« Would not eliminate significant and unavoidable impacts associated with traffic,
air quality, greenhouse gases, and certain noise impacts

Alternative D: Reduced Development and Development Area - assumes the same
number of residential units within a reduced footprint.

¢ Substantially lessens, but does not eliminate, the impacts as a result of a smaller
footprint (less grading and less development)

Alternative E: Reduced Development Area - assumes the same number of residential
units within a reduced footprint. Residential units would be provided at a higher density
and on smaller lots than assumed for the proposed project.

¢ Incremental reduction in impacts due to the reduction in development and the
area being developed

¢ Would not eliminate any of the unavoidable significant impacts
Alternative F: Increased Open Space/Reduced Development Area - assumes the same
number of residential units within a reduced footprint. Residential units would be

provided at a higher density and on smaller lots than assumed for the proposed project.

¢ Incremental reduction in impacts due to the reduction in development and the
area being developed

¢ Would not eliminate any of the unavoidable significant impacts

s Environmentally superior development alternative
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The features and characteristics of each Alternative are summarized in the Table 1
below.

TABLE 1
Proposed ALTERNATIVES
Project A B C D E F

Development Area (AC) 97.4 N/A® 0’ 97.2 92.9 92.9 84.0
Open Space (AC) 252.3 NIA 3692.8 252.0 269.1 269.1 282 4
Parkland (AC) 51.4 0 31.3 51.9 39.1 3941 34.7
Residential (DU} 1375 0 0 1375 1200 1375 1375
Commercial {SF) 75,000 0 0 75,000 [ 60,000 | 60,000 | 60,000
Visilor-Serving Comm. (SF) - 0 0 - 15,000 | 15,000 0
Resort Inn (Rooms) 75 0 0 75 0 0 0
Qil Operations Yes Yes Yes Yes Yes Yes Yes
Community Park (Lighted) Yes No Yes Yes Yes Yes Yes
Habitat Restoration Yes No Yes Yes Yes Yes Yes
Nature Center Yes No Yes Yes No No No
Interpretative Trails Yes No Yes Yes No No No
General Plan Roadways Yes’ Possible | Yes Yes" Yes® Yes® Yes®
WCH Pedestrian Bridge Yes No No Yes No No No

Notes:

1. Included in Resort Inn

No 15" Street extension to West Coast Highway

2.
3. Oil production only
4. No extension of North Bluff Road north of 17" Street; no 15" Sireet exiension to West Coast Highway

CEQA requires the identification of an environmentally superior alternative. The State
CEQA Guidelines state that if the No Project Alternative (Alternative A) is the
environmentally superior alternative, then the EIR shall also identify an environmentaily
superior alternative among the other alternatives. Based on the evaluation contained in
the EIR, Alternative B (General Plan Open Space Designation) would be the
environmentally superior alternative because it provides for restoration of the Project
site and maintains the greatest amount of open space. While this alternative would have
greater impacts than the No Project Alternative in the near-term, the long-term benefits
- associated with site restoration would be environmentally superior to maintaining the
site as an oilfield.

Although Alternative B is the environmentally superior alternative, there are significant
challenges affecting its feasibility. The financial feasibility of this alternative is dependent
upon the ability of a responsible party to obtain sufficient funds to acquire the site and
fund clean-up, restoration, and long-term maintenance of the site. Feasibility is also
dependent on the City's ability to construct roadways, infrastructure, and recreation
improvements. In addition, since no mechanism exists to impose consolidation and
clean-up of the oilfield, agreements would have to be negotiated for this to occur.?

Additionally, Alternative B does not meet a number of the project objectives. Therefore,
an environmentally superior development alternative is also being identified. Alternative

Acquisition of the property does not include acquisition of the underlying mineral rights, which are owned by a
third party.
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F would provide development that is generally consistent with the General Plan

Residential Village designation and would be able to meet most of the project

objectives. Although this Alternative does not eliminate any of the significant impacts of

the project, it does substantially lessen the impacts by reducing the amount of land that

would be subject to development, and increasing the amount of undeveloped open

space by almost 30 acres, it provides greater protection of the environment. This

alternative provides greater protection of the environment by reducing the area of non-
open spaces uses by approximately 20 percent.

Response to Comments

The Draft EIR was released for public review and comment by the City on September 9,
2011. The 60-day public review period ended on November 8, 2011. During that period
the City received 28 comment letters from governmental agencies, regional
organizations, and committees and 129 comment letters from local groups and
individuals.

In accordance with State CEQA Guidelines, the City has evaluated all substantive
comments received on the Draft EIR, and has prepared written responses to these
comments (Attachment PC 4). The Response to Comments will be a component of the
Final EIR, which will be considered for certification by the City Council.

Mitigation, Monitoring, and Reporting Program

CEQA requires that all public agencies establish monitoring and/or reporting procedures
for mitigation measures adopted as conditions of approval in order to mitigate or avoid
significant project impacts. The reporting or monitoring program must be designed to
ensure compliance during project implementation. The City is the lead agency for the
project and is therefore responsible for implementing the Mitigation Monitoring and
Reporting Program (MMRP).

The MMRP {Attachment PC 5) provides a timeframe for performance of the Project
Design Features (PDFs), Standard Conditions (SCs), and Mitigation Measures (MMs) or
review of evidence that mitigation has taken place, is provided. The MMRP also
identifies the responsible party for implementing the mitigation measures. Finally, the
MMRP provides the criteria for mitigation, either in the form of adherence to certain
adopted regulations or identification of the steps to be taken in mitigation.

Public Notice

Notice of this hearing was published in the Daily Pilot, mailed to approximately 6,500
property owners within 1000 feet of the property (300 feet is required by the Zoning
Code) and posted at the site a minimum of 10 days in advance of this hearing
consistent with the Municipal Code. Additionally, the item appeared upon the agenda for
this meeting, which was posted at City Hall and on the City website.



Newport Banning Ranch
March 22, 2012

Page 15
Prepared by: Sub?ntted by:
Stz /
- - ~_= -
gzl dl 71/%%«
Patrick J. Alford, Pfanning'Manager Brend Wisneski , Deputy Director
ATTACHMENTS

PC 1 Draft Resolution with Findings

PC 2 Environmental Impact Report (EIR) SCH No. 2009031061 (under separate cover)
PC 3 EIR Table 1-2 Summary of Significant Impacts and Mitigation Program

PC 4 Draft Response to Comments and Errata (under separate cover)

PC 5 Draft Mitigation, Monitoring and Report Program (under separate cover)

PC 6 Correspondence



Attachment No. PC 1

Draft Resolution with Findings



RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF NEWPORT BEACH
RECOMMENDING CERTIFICATION OF A DRAFT
ENVIRONMENTAL IMPACT REPORT FOR THE
NEWPORT BANNING RANCH PROJECT

WHEREAS, an application was filed by Newport Banning Ranch, LLC with respect to
a 401-acre planned community for development of 1,375 residential dwelling units, a 75-room
resort inn and ancillary resort uses, 75,000 square feet of commercial uses, and
approximately 51.4 acres of parklands generally located north of West Coast Highway, south
of 19th Street, and east of the Santa Ana River. The Project site is adjacent to the City of
Costa Mesa on the east, unincorporated County on the north and west, and the existing
developed areas of the City of Newport Beach on the south and southeast. The Santa Ana
River and the City of Huntington Beach are located west of the Project site; and

WHEREAS, The application consists of the following components: a Development
Agreement between the applicant and the City of Newport Beach describing development
rights and public benefits; General Plan Amendment to the Circulation Element of the
General Plan to delete the planned segment of 15th Street west of Bluff Road; Code
Amendment to rezone the project site from Planned Community (PC-25) to Planned
Community (PC-57); a Pre-Annexation Agreement for a zone change that is proposed for
those portions of the project site located within the City's Sphere of Influence from County
zoning to PC-57; Planned Community Development Plan and would establish the allowable
land uses, general development regulations, and implementation and administrative
procedures; Master Development Plan to establish detailed design criteria for each land use
component to guide the review of subsequent development approvals; Tentative Tract Map to
establish lots for public dedication or conveyance, lots for residential development and
conveyance to homebuyers, and lots for financing and conveyance; Affordable Housing
Implementation Plan specifying how the project would meet the City’s affordable housing
requirements; and Traffic Study Approval pursuant to Newport Beach Municipal Code
Chapter 15.40 (Traffic Phasing Ordinance); and

WHEREAS, it was determined pursuant to the California Environmental Quality Act,
Public Resources Code Section 21000, et seq. ("CEQA"), the CEQA Guidelines (14 Cal. Code
of Regulations, Sections 15000 et seq.), and City Council Policy K-3, that the Project could have
a significant effect on the environment, and thus warranted the preparation of an Environmental
Impact Report ("EIR"); and

WHEREAS, on March 16, 2009, the City of Newport Beach, as lead agency under
CEQA, prepared a Notice of Preparation ("NOP") of the EIR and mailed that NOP to public
agencies, organizations and persons likely to be interested in the potential impacts of the
proposed Project; and

WHEREAS, on April 2, 2009, the City held two public scoping meetings, on for
government agencies and one for the general public, to present the proposed project and to
solicit input from interested individuals regarding environmental issues that should be addressed
in the EIR; and
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WHEREAS, the City thereafter caused to be prepared a Draft Environmental Impact
Report ("DEIR"), which, taking into account the comments it received on the NOP, described the
Project and discussed the environmental impacts resulting there from, and on September 9,
2011, circulated the Draft EIR for public and agency comments; and

WHEREAS, on September 19, 2011 and October 17, 2011, the Environmental Quality
Affairs Committee of the City of Newport Beach held a meetings on to review and comment on
the Draft EIR; and

WHEREAS, on November 3, 2011, the Planning Commission held a study session on
the Draft EIR process;

WHEREAS, a 60-day public review and comment period closed on November 8, 2011;
and

WHEREAS, on January 19, 2012, February 9, 2012, and February 23, 2012, the
Planning Commission held study sessions on the Newport Banning Ranch project; and

WHEREAS, on March 8, 2012, the Planning Commission held a study session on the
Draft EIR; and

WHEREAS, staff of the City of Newport Beach reviewed the comments received on the
Draft EIR d uring the public comment and review period, and prepared full and complete
responses thereto, and on March 16, 2012 distributed the responses in accordance with Public
Resources Code Section 21092.5; and

WHEREAS, public hearings were held on March 22 and , 2012, in the City
Hall Council Chambers, at 3300 Newport Boulevard, Newport Beach, California. A notice of
time, place, and purpose of the aforesaid meeting was given. The Draft EIR, draft Responses
to Comments, and draft Mitigation, Monitoring, and Reporting Program, staff report, and
evidence, both written and oral, were presented to and considered by the Planning
Commission at this meeting; and

WHEREAS, the Planning Commission finds that judicial challenges to the City's CEQA
determinations and approvals of land use projects are costly and time consuming. In addition,
project opponents often seek an award of attorneys' fees in such challenges. As project
applicants are the primary beneficiaries of such approvals, it is appropriate that such
applicants should bear the expense of defending against any such judicial challenge, and
bear the responsibility for any costs, attorneys' fees, and damages which may be awarded to
a successful challenger.

NOW THEREFORE, BE IT RESOLVED:

The Planning Commission of the City of Newport Beach recommends to the City Council of the
City of Newport Beach certification of the Newport Banning Ranch Draft Environmental Impact
Report (SCH# SCH No. 2009031061) attached as Exhibit A based upon the draft findings of fact
attached as Exhibit B.
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PASSED, APPROVED AND ADOPTED THIS DAY MARCH, 2012.
AYES:

NOES:

BY:

Michael Toerge, Chairman

BY:

Fred Ameri, Secretary
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DOVE N =

Exhibit "A”

Environmental Impact Report
(SCH#2009031061)

Consists of:

Volume |: Draft Environmental Impact Report dated September 9, 2011
Volume llI: Exhibits dated September 9, 2011

Volume III: Appendices A Through F dated September 9, 2011
Volume IV: Appendices G Through Z dated September 9, 2011
Responses to Comments and Errata dated March 2012

Mitigation Monitoring and Reporting Program dated March 2012
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Exhibit “B”

NEWPORT BANNING RANCH (PA 2008-114)
DRAFT ENVIRONMENTAL IMPACT REPORT (SCH NO. 2009031061)
FINDINGS OF FACT

1. BACKGROUND

The environmental impact report (EIR) process, as defined by the California Environmental Quality Act
(CEQA), requires the preparation of an objective, full-disclosure document in order to (1) inform agency
decision makers and the general public of the direct and indirect potentially significant environmental effects
of a proposed action; (2) identify feasible or potentially feasible mitigation measures to reduce or eliminate
potential significant adverse impacts; and (3) identify and evaluate reasonable alternatives to the proposed
project. In accordance with Section 15161 of the State CEQA Guidelines (Title 14 of the California Code of
Regulations [CCRY]), this is a Project EIR that addresses the potential environmental impacts associated with
the proposed Project, known as “Newport Banning Ranch”.

Il. PROJECT LOCATION

The Newport Banning Ranch Project site (Project site) encompasses approximately 401 acres.
Approximately 40 acres of the Project site are located in the incorporated boundary of the City of Newport
Beach (City), and approximately 361 acres are in unincorporated Orange County (County) within the City’s
Sphere of Influence, as determined by the Local Agency Formation Com mission (LAFCO) of Orange
County. The entire Project site is within the boundary of the Coastal Zone, as established by the California
Coastal Act.

The Project site is generally bound on the north by the County of Orange Talbert Nature Preserve/Regional
Park in the City of Costa Mesa and residential development in the City of Newport Beach; on the south by
West Coast Highway and residential development in the City of Newport Beach; on the east by residential,
light industrial, institutional, and office development in the Cities of Costa Mesa and Newport Beach; and on
the west by the U.S. Army Corps of Engineers (USACE) restored salt marsh basin and the Santa Ana River.
The City of Huntington Beach is west of the Santa Ana River. At its nearest point, the Project site is less
than 0.25 mile inland from the Pacific Ocean. Because the property is an active oilfield, there is no public
access to the Project site.

. PROJECT DESCRIPTION SUMMARY

The proposed Project would allow for the development of the site with residential, commercial, resort inn,
and park and recreational uses, and would provide open space uses that would permit the designation of oil
use retention and consolidation on a portion of the open space area of the Project site. The proposed
Project includes infrastructure to support the proposed land uses, including public parks and open space to
serve future Project residents and the community at large.

The 401-acre Project site is proposed for development with 1,375 residential dwelling units (du); 75,000
square feet (sf) of commercial uses, and a 75-room resort inn. Approximately 51.4 gross acres are proposed
for active and passive park uses including a 26.8-gross-acre public Community Park. Approximately 252.3
gross acres (approximately 63 percent) of the 401-acre site are proposed for natural resources protection in
the form of open space. Of the 252.3 gross acres, approximately 16.5 gross acres would be used for interim
oil operations. Upon the future cessation of oil operations, these oil consolidation sites would be abandoned
and remediated, and the consolidation sites would be restored as open space. The proposed Project
includes the development of a vehicular and a non-vehicular circulation system for automobiles, bicycles,
and pedestrians, including a proposed pedestrian and bicycle bridge from the Project site across West
Coast Highway.
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The City of Newport Beach General Plan (General Plan) was adopted by the City Council on July 25, 2006,
and approved by the voters on November 6, 2006. The General Plan (1) establishes criteria and standards
for land use development and (2) provides policy and land use guidance for the City and its Sphere of
Influence. A majority of the Project site is located in the unincorporated Orange County area within the City’s
Sphere of Influence with a County General Plan designation of “Open Space”. As a part of the Project, the
unincorporated area within the City's Sphere of Influence is proposed to be annexed to the City.

The Project site has a Newport Beach General Plan land use designation of OS (RV), Open
Space/Residential Village. The OS(RV) land use designation establishes a Primary Use of Open Space and
an Alternative Use of Residential Village for the Project site, as described below:

Primary Use: Open Space, including significant active community parklands that serve adjoining
residential neighborhoods if the site is acquired through public funding.

Alternative Use: If not acquired for open space within a time period and pursuant to terms
agreed to by the City and property owner, the site may be developed as a residential village
containing a mix of housing types, limited supporting retail, visitor accommodations, school, and
active community parklands, with a majority of the property preserved as open space. The
property owner may pursue entitlement and permits for a residential village during the time
allowed for acquisition as open space.

The City of Newport Beach General Plan’s Land Use Element prioritizes the retention of the Project site for
open space. As described in the General Plan, the open space acquisition option could include
consolidation of oilfield operations; restoration of wetlands; and the provision of nature education and
interpretative facilities and an active park containing playfields and other facilities to serve residents of
adjoining neighborhoods.

The General Plan also specifies that, if the property is not acquired for open space within a time period and
pursuant to terms agreed to by both the City and property owner, the Project site could be developed as a
Residential Village (RV) containing a mix of housing types, limited supporting retail, visitor accommodations,
a school, and active community parklands with a majority of the property preserved as open space. The
General Plan identifies the maximum intensity of development allowed on the property to include up to
1,375 du, 75,000 sf of retail commercial uses oriented to serve the needs of local and nearby residents, and
75 hotel rooms in a small boutique hotel or other type of overnight visitor accommodation.

Under both the Primary Use and Alternative Use, roadways would be constructed through the Project site.
Both the Master Plan of Streets and Highways in the City of Newport Beach General Plan’s Circulation
Element and the Orange County Master Plan of Arterial Highways (MPAH) depict roadways through the
Project site. Roadways to be constructed as part of the proposed Project include: (a) Bluff Road, a north-
south, four-lane divided road extending from West Coast Highway to 15th Street; (b) North Bluff Road,
which would transition from a four-lane divided road to a two-lane undivided road extending between 15th
Street and 19th Street; (¢) an extension of 156th Street, a four-lane divided road, from its existing western
terminus at the boundary of the Project site and connecting with North Bluff Road; (d) the extension of 16th
Street, a two-lane collector roadway, from its existing terminus at the Project site’s eastern boundary to
North Bluff Road; and (e) the extension of 17th Street, a four-lane divided primary roadway from its existing
terminus at the Project site's eastern boundary and connecting with North Bluff Road.

As proposed, the Project requires an amendment to the General Plan Circulation Element to delete a
second road connection to West Coast Highway through the Project site from 15th Street. The traffic
analysis done for the Project demonstrates that this roadway is not needed to serve the traffic demand
associated with the proposed Project and subregional development. Therefore, construction of this second
road to West Coast Highway has not been identified as a component of the Project.

An amendment to the Orange County MPAH is also required to delete a second connection to West Coast
Highway and to redesignate North Bluff Road. The Orange County MPAH designates North Bluff Road as a
Primary (four-lane divided) to 17th Street and a Major (six-lane divided) between 17th Street and 19th
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Street. An amendment to the Orange County MPAH is required to change the designation from a Major to a
Secondary (four-lane undivided) between 17th Street and 19th Street.

Half-width roadway improvements on North Bluff Road north of 16th Street for approximately 800 feet are
proposed on property owned by the Newport-Mesa Unified School District (School District). The construction
of this segment of North Bluff Road would require acquisition by Newport Banning Ranch, LLC (Applicant)
or the authorization for use of right-of-way from the School District.

A Zone Change is being requested to pre-zone the portion of the Project site located within the City's
Sphere of Influence as Planned Community 57 (PC-57), and to amend the boundaries of PC-25 (located
within the City) to remove that portion of the Project site currently located within PC-25 and change the
zoning for this area to PC-57. The boundaries of PC-25 would be revised to include only the remaining
properties owned by the School District and the City. A Zoning Code Amendment is proposed to adopt the
“Newport Banning Ranch Planned Community” (NBR-PC).

The NBR-PC would serve as the zoning regulations for PC-57, including both the portion of the Project site
located within the City of Newport Beach and the portion of the Project site located within the County of
Orange, but within the City's Sphere of Influence. Following annexation of the areas located within the
Sphere of Influence, the NBR-PC would become effective. The NBR-PC establishes allowable land uses
within each land use district; development regulations for each land use district; general development
regulations applicable to all development within the Project site; and procedures for implementing and
administering the NBR-PC.

The proposed Project includes a request for approval of the Newport Banning Ranch Master Development
Plan (Master Development Plan). Approval of the Master Development Plan implements the NBR-PC
zoning requirements for the Project site by establishing design criteria for each proposed land use and
providing a sufficient level of detail, as determined by the City, to guide the review of subsequent
development approvals. The Master Development Plan contains Project development plans and preliminary
layouts for streets and lotting, pedestrian and vehicular accessways, open spaces, parks, and other site
features for the Project site area. City approval of the Master Development Plan is required for Project
implementation.

The Applicant is also requesting the approval of Tentative Tract Map (TTM) No. 17308, which (1)
establishes lots for public dedication or conveyance; (2) easements for trails and public utilities; (3) lots for
residential development and conveyance to homebuyers; and (4) lots for financing and conveyance that
may be either developed on a residential condominium basis or which can be further subdivided for
purposes of development and conveyance to homebuyers. Approval of TTM No. 17308 would permit
grading, site remediation, habitat restoration, construction of drainage and water quality improvements,
backbone infrastructure, and dry and wet utilities throughout the Project site. Development of all other
proposed facilities and land uses would require recordation of a final tract map.

A Pre-Annexation and Development Agreement between the Applicant and the City would also be
processed concurrent with other approvals associated with this Project.

Project implementation requires multiple approvals, permits, and/or actions as listed below.
Federal
o USACE: Section 404 permit for impacts to areas determined to be "Waters of the U.S.".

e U.S. Fish and Wildlife Service: Section 7 Consultation for potential impacts to federally listed
species.

State

o Regional Water Quality Control Board: Water Quality Certification under Section 401 of the
Federal Clean Water Act; approval related to oil well/facility abandonment and site remediation.
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California Department of Fish and Game: Section 1602 Streambed Alteration Agreement.

California Coastal Commission: Master Coastal Development Permit, including approval of the
Newport Banning Ranch Master Development Plan and Pre-Annexation and Development
Agreement.

California Department of Transportation (Caltrans): Encroachment Permit for activities in
Caltrans’ rights-of-way, including modification of the reinforced concrete box under West Coast
Highway and construction of the pedestrian and bicycle bridge.

California Department of Conservation, Division of Oil, Gas and Geothermal Resources: Site
remediation activities.

Regional and Special Districts

e Local Agency Formation Commission: Annexation approval.

e South Coast Air Quality Management District (SCAQMD): SCAQMD permits for the oilfield soil
remediation.

e County Orange County Transportation Authority: Amendment to the Orange County MPAH.

e Orange County Health Care Agency: Approval related to oil well/ffacility abandonment and site
remediation.

City of Newport Beach

e Certification of the Final EIR

e General Plan Circulation Amendment

e Zoning Code Amendment

e Zone Change

e Newport Banning Ranch Planned Community Development Plan

o Newport Banning Ranch Master Development Plan
e Tentative Tract Map No. 17308

e Affordable Housing Implementation Plan (AHIP)

e Pre-Annexation and Development Agreement

e Traffic Phasing Ordinance Approval
In addition to the approvals identified above, the Project is subject to other discretionary and ministerial
actions by the City as part of Project implementation. Subsequent activities would be examined in light
of the Final Environmental Impact Report (FEIR) to determine whether additional CEQA documentation
would be required pursuant to the requirements of Section 21166 of CEQA (Public Resources Code
§21166) and Sections 15162 and 15168 of the State CEQA Guidelines (14 CCR) for subsequent
approvals.

Subsequent City approvals include but are not limited to the following:
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Iv.

o Tentative and Final Tract Maps to further subdivide lots approved as part of the approval of
TTM No. 17308;

e Site Development Review Permits;

e Use Permits;

¢ Model Home Permits;

e Grading Permits;

e Street Improvement and Pedestrian and Bicycle Bridge Plans;
e Storm Drainage, Sewer, Water, and Dry Utility Plans;

e Landscaping and Park Plans;

e  Building Permits;

e Encroachment Permits;

o Acquisition of rights of entry easements and rights-of-way for off-site Project improvements, as
necessary,

e Construction of Public Facilities.

PROJECT OBJECTIVES

The Applicant has identified the following objectives for the proposed Project.

1.

Provide a Project that implements the goals and policies that the Newport Beach General Plan has
established for the Banning Ranch area.

Preservation of a minimum of 50 percent of the Project site as open space without the use of public
funds to be used for habitat conservation, interpretive trails, and development of public parks to meet
the recreational needs of the community.

Development of a residential village of up to 1,375 residential units, offering a variety of housing types in
a range of housing prices, including the provision of affordable housing to help meet the City's Regional
Housing Needs Assessment (RHNA).

Development of up to 75 overnight accommodations in a small resort inn including ancillary facilities and
services such as a spa, meeting rooms, shops, bars, and restaurants that would be open to the public.

Development of up to 75,000 square feet of retail commercial uses oriented to serve the needs of local
residents and visitors utilizing the resort inn and the coastal recreational opportunities provided as part
of the Project.

Development of a land use plan that (1) provides a comprehensive design for the community that
creates cohesive neighborhoods promoting a sense of identity with a simple and understandable pattern
of streets, a system of pedestrian walkways and bikeways that connect residential neighborhoods,
commercial uses, parks, open space and resort uses; (2) reduces overall vehicle miles travelled; (3)
integrates landscaping that is compatible with the surrounding open space/habitat areas and that
enhances the pedestrian experience within residential areas,; and (4) applies architectural design criteria
to orient residential buildings to the streets and walkways in a manner that enhances the streetscape
scene.
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7. Provide for roadway improvements to improve and enhance regional circulation, minimize impacts of
Project development on the existing circulation system, and enhance public access while not developing
more roadways than are needed for adequate regional circulation and coastal access.

8. Provide enhanced public access in the Coastal Zone through a system of pedestrian walkways, multi-
use trails, and on-street bikeways designed to encourage walking and biking as an alternative to the use
of automobiles by providing connectivity among residential, commercial, park, open space, and resort
uses within the Project site and to existing adjacent open space, hiking and biking trails, the beach, and
the Pacific Ocean.

9. Provide for the consolidation of oil resource extraction and related recovery operations in locations that
minimize impacts to sensitive habitat areas and promote compatibility with development of the
remainder of the property for residential, resort, commercial, park, and open space uses.

10. Provide for the restoration and permanent preservation of habitat areas through implementation of a
Habitat Restoration Plan (HRP) for the habitat conservation, restoration, and mitigation areas (“Habitat
Areas”) as depicted on the Master Development Plan.

11. Provide for long-term preservation and management of the Habitat Areas through the establishment of a
conservation easement or deed restriction and the creation of an endowment or other funding program.

12. 12. Expand public recreational opportunities within the Coastal Zone through development of a public
community park and associated parking, and through development of publicly accessible bluff parks,
interpretive parks, and trails as part of the Project.

13. Improve the existing arroyo drainage courses located within the Project site to provide for higher quality
habitat conditions than exist prior to the time of Project implementation.

14. Implement a Water Quality Management Program within the Project site that will utilize existing natural
treatment systems and that will improve the quality of urban runoff from off-site and on-site sources prior
to discharging into the Santa Ana River and the Semeniuk Slough.

15. Implement fire protection management solutions designed to protect development areas from fire
hazards, to preserve sensitive habitat areas, and to create fire-resistant habitat restoration areas within
currently denuded, invasive-species laden, and/or otherwise degraded areas.

16. Provide compatibility between the Project and existing adjacent land uses.

V. PROJECT ALTERNATIVES

Section 15126.6(a) of the State CEQA Guidelines requires that “an EIR describe a range of reasonable
alternatives to the project, or to the location of the project, which would feasibly attain most of the basic
objectives of the project but would avoid or substantially lessen any of the significant effects of the project,
and evaluate the comparative merits of the alternatives”. Six alternatives were evaluated. In addition, to the
six alternatives that were carried forward for evaluation in this EIR, three alternatives were considered but
not carried forward.

The alternatives were developed to avoid or minimize impacts associated with implementation of the
proposed Project. Given the nature and scale of the Project, complete avoidance of significant impacts was
not feasible for any alternative other than the No Project Alternative.

Alternatives Considered But Not Carried Forward

Various alternatives were evaluated as part of the City of Newport Beach General Plan Update process.
Since the City of Newport Beach City Council already took action on the General Plan and provided
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direction on the development concept for the site, these alternatives were not carried forward. In addition, as
part of this EIR process, three alternatives were considered but not carried forward.

Development of the Project Site Consistent with the County of Orange General Plan and Zoning
Designations

The zoning for the 361 acres of the Project site within the County jurisdiction would allow for development of
up to 2,510 multi-family dwelling units, 225 single-family dwelling units, 50,000 sf of general commercial
use, 235,600 sf of general office use, and 164,400 sf of industrial uses. Overlay zones, including Oil
Production, Sign Restriction, and Floodplain Zone 2 apply to portions of the property. Development of
property pursuant to the County zoning would generate approximately 22,075 average daily trips on the
circulation network (Newport Beach 2006a, 2006b). This alternative was not retained for detailed evaluation
in the EIR because it would not reduce identified impacts of the project and would not achieve several
important project objectives.

Alternative Site

Development of the Project on an alternative site has been reviewed and eliminated from detailed
consideration due to the lack of available alternate sites meeting the majority of the objectives established
for the proposed Project. Newport Beach is almost fully developed with no other unentitled property that is
suitable for supporting a mixed-use project such as Newport Banning Ranch.

Construction of General Plan Roads

Both the City of Newport Beach General Plan Master Plan of Streets and Highways and the Orange County
MPAH depict two connections to West Coast Highway through the Project site. One connection is depicted
as extending south from 19th Street to West Coast Highway and the second roadway would extend from
15th Street past Bluff Road and connect with West Coast Highway on the western edge of the Project site.
The need for these two primary roads was based on the environmental baseline that the 2006 General Plan
Update used, which assumed more intense development on the Project site. Based on the reduced density
being proposed, only one roadway is needed to serve the travel demand. This alternative would have had
more impacts due to the need for the construction of an additional roadway.

VL. ALTERNATIVES ANALYZED
Alternatives analyzed in this EIR are listed and summarized below.

Alternative A: No Action/No Development Alternative (Continuation of Existing Land Uses).
Alternative B: Newport Beach General Plan/Open Space Designation.

Alternative C: Proposed Project with Bluff Road Extending to 17th Street.

Alternative D: Reduced Development and Development Area.

Alternative E: Reduced Development Area.

Alternative F: Increased Open Space/Reduced Development Area.

Alternative A: No Action/No Development Alternative (Continuation of Existing Land Uses)

Alternative A is the "no project” alternative required by the State CEQA Guidelines Section 15126.6(e) which
allows the decisionmakers to compare the potential impacts of the proposed Project with the potential
impacts of not approving the proposed Project. Alternative A assumes existing conditions on the Project site
and the continuation and possible expansion of oil exploration and oil production operations within the
constraints of the Project site's existing California Coastal Act regulatory exemption for petroleum
production. No uses other than oil operations would occur on the Project site. Oil consolidation, clean-up,
and remediation would not occur for the foreseeable future, and public access would not be provided. At the
eventual cessation of oil production operations, well abandonment and removal of certain surface
equipment and pipelines would occur in accordance with applicable State and local regulations. This
alternative would not require an amendment to the City of Newport Beach General Plan or Orange County
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MPAH, a zone change, a Coastal Development Permit, or any of the other actions associated with the
Newport Banning Ranch Project. The approximate 361 acres of the 401-acre site within the City's Sphere of
Influence would not be annexed into the City of Newport Beach.

Alternative A would have greater impacts than the proposed Project when evaluating consistency with
applicable plans and policies. However, since with this alternative the site would not be annexed into the
City of Newport Beach, the City planning programs would not be applicable to the majority of the site. This
alternative would not have any impacts that are significant and unavoidable, whereas the proposed project
would have significant unavoidable impacts associated with land use compatibility (due to noise, and night
lighting), aesthetics, transportation, air quality, greenhouse gas emissions, and noise.

Alternative B: Newport Beach General Plan/Open Space Designation

The Project site is designated as OS(RV) in the City of Newport Beach General Plan’s Land Use Element.
The OS(RV) land use designation allows for both a Primary Use (Open Space) and an Alternative Use
(Residential Village) on the Project site. The Land Use Element prioritizes the retention of the Project site for
open space. The Project site would have to be acquired through public or private funding by an entity
capable of restoring and maintaining the Project site and with the approval of the property owner(s),
including the surface rights owners. As described in the General Plan, the open space acquisition option
includes consolidation of oil operations; wetlands restoration; construction of roadways; and provision of
nature education, interpretative facilities, and an active park that contains lighted playfields and other
facilities.

Alternative B would include park and open space uses, including an approximately 31.3-gross acre
community park in the central portion of the site. Alternative B also assumes consolidation of the oilfields,
remediation of the property, and restoration of habitat including wetlands. Additionally, the following
roadways would be constructed consistent with the City of Newport Beach General Plan’'s Circulation
Element: (1) a north-south road with a southern terminus at West Coast Highway and extending to a
northern terminus at 19th Street (Bluff Road and North Bluff Road); (2) the extension of 15th Street from its
existing terminus to Bluff Road within the Project site; (3) the extension of 16th Street from its existing
terminus to Bluff Road within the Project site; and (4) the extension of 17th Street from its existing terminus
to Bluff Road within the Project site. As with the proposed Project, Alternative B also assumes the deletion
of the future extension of a second road through the Project site and its connection to West Coast Highway;
this action would require the approval of a General Plan Amendment to the City's Circulation Element and
an amendment to the Orange County MPAH. Consistent with the roadway assumptions for the proposed
Project, North Bluff Road (extending from 17th Street to 19th Street) would transition from a four-lane
divided to a two-lane undivided road to 19th Street.

In addition to, or included in, the costs associated with site acquisition, funds would be required to initiate
the consolidation of oil operations and to address oilfield abandonment and clean-up of the Project site.
Additional funding would be required to implement restoration and long-term management of sensitive
habitats and to construct public infrastructure; park and open space uses; and roadways. As with the
proposed Project, a Coastal Development Permit would be required to initiate restoration activities and to
allow for the future construction of permitted land uses and roadways through the Project site.

Alternative B would eliminate significant and unavoidable impacts associated with traffic, air quality,
greenhouse gases, and certain noise impacts when compared to the proposed Project; however, there
would still be impacts that could not be reduced to a level considered less than significant. The following
areas would have significant, unavoidable impacts:

o There would be land use incompatibility with respect to night illumination associated with the Community
Park and long-term noise impacts on those Newport Crest residences immediately contiguous to the
Project site. In addition, there would be a potential long-range noise impacts for residents on 17th Street
west of Monrovia Avenue. For noise, tho ugh mitigation is proposed, noise impacts would remain
significant if the residents of Newport Crest elect not to implement the mitigation measures to reduce the
increased interior noise levels and if the City of Costa Mesa does not implement the recommended
measure of resurfacing the street with rubberized asphalt (Threshold 4.1-1).
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e Alternative B would introduce nighttime lighting into a currently unlit area. The Community Park is
anticipated to have night lighting of active sports fields, which could result in light spillover onto adjacent
properties. The night lighting impacts are considered significant and unavoidable. The City of Newport
Beach General Plan Final EIR found that the introduction of new sources of lighting associated with
development of the site would be considered significant and unavoidable. In certifying the General Plan
Final EIR and approving the General Plan project, the City approved a Statement of Overriding
Considerations, which notes that there are specific economic, social, and other public benefits that
outweigh the significant and unavoidable impacts associated with the General Plan project (Threshold
4.2-3).

e Construction of the roadways and park would cause a substantial temporary increase in noise levels at
residences and schools within 500 feet of the roadway and park construction because of existing
relatively low ambient noise levels. Due to the low existing ambient noise levels, the proximity of the
noise-sensitive receptors, and duration of construction activities, the temporary noise increases would
be significant and unavoidable (Threshold 4.12-2).

This alternative is deemed to be potentially feasible. The financial feasibility of this alternative is dependent
upon the ability of a responsible party to obtain sufficient funds to acquire the site and fund clean-up,
restoration, and long-term maintenance of the site. Therefore, the ultimate determination of feasibility is a
consideration for decision makers.

Alternative C: Proposed Project with Bluff Road Extending to 17th Street

Alternative C assumes the same land uses and same development plan as the proposed Newport Banning
Ranch Project and would require the same approvals from local and regional agencies. The City of Newport
Beach General Plan’s Circulation Element and the Orange County MPAH depict a north-south roadway
connection from West Coast Highway to 19th Street through the Project site. Alternative C would provide the
development of a north-south connection (North Bluff Road/Bluff Road) from West Coast Highway only to 17th
Street. As with the proposed Project, Alternative C assumes an amendment to the Circulation Element to delete
a second road through the Project site and its connection to West Coast Highway. An amendment to the Orange
County MPAH is required for this deletion as well as to downgrade North Bluff Road from a Major to a Primary.
Alternative C is proposed to minimize significant impacts to sensitive habitat areas and landform alteration
associated with the extension of North Bluff Road from just north of 17th Street to 19th Street.

The following is a summary of the significant, unavoidable impacts associated with Alternative C:

e There would be land use incompatibility with respect to night illumination associated with the Community
Park and long-term noise impacts on those Newport Crest residences immediately contiguous to the Project
site. In addition, there would be a potential long-range noise impacts for residents on 17th Street west of
Monrovia Avenue. For noise, though mitigation is proposed, noise impacts would remain significant if the
residents of Newport Crest elect not to implement the mitigation measures to reduce the increased interior
noise levels and if the City of Costa Mesa does not implement the recommended measure of resurfacing the
street with rubberized asphalt (Threshold 4.1-1).

o Alternative C would include a “dark sky" lighting regulations in the NBR-PC that would apply to businesses
(e.g., resort inn and neighborhood commercial uses) and Homeowners Association-owned and operated
land uses within 100 feet of the Open Space Preserve. However, Alternative C would introduce nighttime
lighting into acurrently unlit area. The Community Park is anticipated to have night lighting of active sports
fields, which could result in light spillover onto adjacent properties. The night lighting impacts are considered
significant and unavoidable. The City of Newport Beach General Plan Final EIR found that the introduction
of new sources of lighting associated with development of the site would be considered significant and
unavoidable. In certifying the General Plan Final EIR and approving the General Plan project, the City
approved a Statement of Overriding Considerations, which notes that there are specific economic, social,
and other public benefits that outweigh the significant and unavoidable impacts associated with the General
Plan project (Threshold 4.2-3).
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Alternative C would have impacts on intersections in the City of Costa Mesa. Implementation of MM 4.9-2
would mitigate the impacts to a level considered less than significant. However, the City of Newport Beach
cannot impose mitigation on another jurisdiction. Therefore, if the Applicant is unable to reach an agreement
with the City of Costa Mesa that would ensure that Project impacts occurring in Costa Mesa would be
mitigated concurrent with or preceding the impact, for purposes of this EIR, the impacts to be mitigated by
the improvements would remain significant and unavoidable. Pursuant to Threshold 4.9-2, the following
impacts were identified with the various traffic scenarios evaluated:

»  Existing Plus Alternative C. Alternative C would significantly impact four intersections in Costa Mesa,
whereas the proposed Project would significantly impact three intersections in Costa Mesa.

»  Year 2016 With Alternative C Transportation Phasing Ordinance (TPO). Alternative C would significantly
impact five intersections, compared to seven for the proposed Project.

«  Year 2016 Cumulative With Alternative C. Alternative C would significantly impact six intersections; the
proposed Project would significantly impact seven intersections.

v General Plan Build-out with Alternative C. Alternative C would significantly impact four intersections
compared to the proposed Project would significantly impact two intersections.

Without mitigation, regional (mass) emissions of nitrogen oxides (NOx) are forecasted to exceed applicable
thresholds in some construction years. Though MM 4.10-1 would reduce the emissions to a less than
significant level, the availability of sufficient Tier 4 diesel engine construction equipment cannot be assured.
Therefore, for purposes of this EIR, the impacts are found to be significant and unavoidable impact
(Threshold 4.10-2).

Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass emissions
thresholds from initial occupancy through 2020. However, as Alternative C development continues beyond
2020, emissions of volatile organic compounds (VOC) and carbon monoxide (CO) would exceed the
significance thresholds, principally due to vehicle operations. Therefore, the impacts remain significant and
unavoidable (Threshold 4.10-2).

Alternative C would have cumulatively considerable contributions to regional pollutant concentrations of
ozone (O3) (Threshold 4.10-3).

Alternative C would emit quantities of greenhouse gases (GHGs) that would exceed the City's 6,000 metric
tons of carbon dioxide equivalent per year (MTCO2elyr) significance threshold. Development associated
with Alternative C would make a cumulatively considerable contribution to the global GHG inventory
affecting global climate change (Threshold 4.11-1).

For the Existing Plus Project, 2016 with Project, and General Plan Build-out scenarios, the increased traffic
volumes on 17th Street west of Monrovia Avenue would expose sensitive receptors to noise level increases
in excess of the City of Newport Beach's standards for changes to the ambient noise levels. At build-out,
noise levels would also exceed significance thresholds in the City of Costa Mesa. MM 4.12-5 requires the
Applicant to provide funds to the City of Costa Mesa to resurface the street with rubberized asphalt;
however, the City of Newport Beach has no ability to ensuring that the mitigation would be implemented.
Therefore, the forecasted impact to residents of 17th Street west of Monrovia is considered significant and
unavoidable (Threshold 4.12-2).

For portions of the Newport Crest development, there would be a significant increase in the ambient noise
level due to the projected traffic volumes in the buildout condition of Alternative C. MM 4.12-6 would reduce
impacts to levels within the “Clearly Compatible” or “Normally Compatible” classifications but would remain
above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would provide interior noise
attenuation but because the City of Newport Beach does not have the authority to mandate the
implementation of mitigation on private property that is not on the Project site, the impact would be
significant and unavoidable (Thresholds 4.12-4).
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e Use of construction equipment would result in a substantial temporary increase in ambient noise levels to
nearby noise-sensitive receptors in the vicinity of the Project. Due to the low existing ambient noise levels,
the proximity of the noise-sensitive receptors, and duration of construction activities, the temporary noise
increases would be significant and unavoidable (Threshold 4.12-2).

Alternative D: Reduced Development and Development Area

Alternative D assumes both a reduction in the amount of development that would occur on the Project site and a
reduction in the acreage associated with that development. The roadway system would be the same as that
included in the proposed Project. When compared to the proposed Project, Alternative D would allow for up to
1,200 du (compared to 1,375 du), 60,000 sf of neighborhood commercial uses (compared to 75,000 sf); 15,000
sf of visitor-serving commercial uses (compared to a 75-room resort inn); approximately 39.1 acres of parks
including a 24.8-gross-acre Community Park (compared to approximately 51.4 total acres of parklands
associated with the proposed Project). Alternative D does not include a Nature Center or interpretive trails.
Open space uses would increase from 251.7 gross acres to 269.1 gross acres. The development area
(residential, commercial, and visitor-serving uses) would decrease from 98 gross acres to 92.9 gross acres. This
alternative does not assume a pedestrian and bicycle bridge spanning West Coast Highway. Alternative D
would require the same discretionary actions as noted for the proposed Project. Alternative D is proposed to
reduce impacts associated with the intensity of development (e.g., vehicle trips, vehicle miles travelled, noise
and air quality impacts) and the footprint of development (e.g., biological resources).

This Alternative does not eliminate any of the significant impacts of the proposed project, but would substantially
lessen the impacts because Alternative D would have a smaller footprint (approximately 11 percent less acres of
developed with urban uses and parkland), involve less grading, and have less development (no resort inn and a
reduction of approximately 13 percent in the number of units). Construction air emissions would remain
significant and unavoidable, but would be lessened. The following is a summary of the significant, unavoidable
impacts associated with Alternative D:

e There would be land use incompatibility with respect to night illumination associated with the Community
Park and long-term noise impacts on those Newport Crest residences immediately contiguous to the Project
site. In addition, there would be a potential long-range noise impacts for residents on 17th Street west of
Monrovia Avenue. For noise, though mitigation is proposed, noise impacts would remain significant if the
residents of Newport Crest elect not to implement the mitigation measures to reduce the increased interior
noise levels and if the City of Costa Mesa does not implement the recommended measure of resurfacing the
street with rubberized asphalt (Threshold 4.1-1).

e Alternative D would include a “dark sky" lighting regulations in the NBR-PC that would apply to businesses
(e.g., visitor-serving commercial and neighborhood commercial uses) and Homeowners Association-owned
and operated land uses within 100 feet of the Open Space Preserve. However, Alternative D would
introduce nighttime lighting into a currently unlit area. The Community Park is anticipated to have night
lighting of active sports fields, which could result in light spillover onto adjacent properties. The night lighting
impacts are considered significant and unavoidable. The City of Newport Beach General Plan Final EIR
found that the introduction of new sources of lighting associated with development of the site would be
considered significant and unavoidable. In certifying the General Plan Final EIR and approving the General
Plan project, the City Council approved a Statement of Overriding Considerations, which notes that there
are specific economic, social, and other public benefits that outweigh the significant and unavoidable
impacts associated with the General Plan project (Threshold 4.2-3).

e  When compared to the proposed Project, Alternative D would have a reduction of average daily trips (ADT)
and PM peak hour trips, but an increase in AM peak hour trips. Based on the lower volume of ADT and PM
peak hour volumes, Alternative D would not create additional roadway or intersection deficiencies. Both
Alternative D and the proposed Project would be expected to result in a significant impact at one
intersection in the City of Newport Beach and seven intersections in the City of Costa Mesa. Impacts to the
intersection of Newport Boulevard at West Coast Highway in the City of Newport Beach can be mitigated to
a level considered less than significant. Alternative D would impact the following Costa Mesa intersections:
Newport Boulevard at 19th Street, Newport Boulevard at Harbor Boulevard, Newport Boulevard at 18th
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Street/Rochester, Newport Boulevard at 17th Street, Monrovia at 19th Street, Pomona Avenue at

Street, and Superior Avenue at 17th Street. Implementation of MM 4.9-2 would mitigate the impact to a level
considered less than significant. However, the City of Newport Beach cannot impose mitigation on another
jurisdiction. Therefore, if the Applicant is unable to reach an agreement with the City of Costa Mesa that
would ensure that Alternative D impacts occurring in Costa Mesa would be mitigated concurrent with or
preceding the impact, for purposes of this EIR, the impacts to be would remain significant and unavoidable
(Threshold 4.9-2).

e Alternative D would have construction-related air quality impacts. During grading, large and fine particulate
matter (PM10 and PM2.5, respectively) concentrations may exceed the SCAQMD CEQA significance
thresholds at the property lines, but would not be likely to exceed ambient air quality standards (Threshold
4.10-2).

e Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass emissions
thresholds from initial occupancy through 2020. However, as development continues beyond 2020,
emissions of VOCs, CO, and PM10 would exceed the significance thresholds, principally due to vehicle
operations (Threshold 4.10-2).

e Alternative D would have a significant cumulative air quality impact because its contribution to regional
pollutant concentrations would be cumulatively considerable (Threshold 4.10-3).

o Alternative D would emit quantities of GHGs that would exceed the City's 6,000 MTCO2e/yr significance
threshold. Similar to the Project, Alternative D would make a cumulatively considerable contribution to the
global GHG inventory affecting global climate change (Threshold 4.11-1).

o The increased traffic volumes on 17th Street west of Monrovia Avenue would expose sensitive receptors to
noise levels in excess of the City of Newport Beach's standards for changes to the ambient noise levels. At
build-out, noise levels would also exceed significance thresholds in the City of Costa Mesa (Threshold 4.12-
2).

e For portions of the Newport Crest development, there would be a significant increase in the ambient noise
level due to the projected ftraffic volumes in the buildout condition. MM 4.12-6 would reduce impacts to
levels within the “Clearly Compatible” or “Normally Compatible” classifications but would remain above the 5
dBA significance criterion in the General Plan. MM 4.12-7 would provide interior noise attenuation but
because the City of Newport Beach does not have the authority to mandate the implementation of mitigation
on private property that is not on the Project site, the impact would be significant and unavoidable
(Threshold 4.12-4).

e Use of construction equipment would result in a substantial temporary increase in ambient noise levels to
nearby noise-sensitive receptors in the vicinity of the Project. Due to the low existing ambient noise levels,
the proximity of the noise-sensitive receptors, and duration of construction activities, the temporary noise
increases would be significant and unavoidable (Threshold 4.12-2).

Alternative E: Reduced Development Area

Alternative E assumes the same number of residential units (1,375 du) as proposed by the Project
within a reduced footprint. The development area (residential, commercial, and visitor-serving uses)
would decrease from 98 gross acres to 92.9 gross acres. Residential units would be provided at a
higher density and on smaller lots than assumed for the proposed Project. The same roadway system
is proposed. As with Alternative D, this alternative does not include a Nature Center or interpretive
trails; it provides 60,000 sf of neighborhood commercial uses (compared to 75,000 sf); provides
15,000 sf of visitor-serving commercial uses instead of the resort inn; and provides approximately
39.1 acres of parks, including a 24.8-gross-acre Community Park (compared to approximately 51.4
total acres of parklands with the Project). This alternative does not assume a pedestrian and bicycle
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bridge spanning West Coast Highway. Alternative E would require the same discretionary actions as
noted for the proposed Project.

Although with Alternative E there would be incremental reduction in impacts due to the reduction in
development and the area being developed, this alternative would not eliminate any of the
unavoidable significant impacts identified with the proposed Project. This Alternative would increase
the overall VMT; therefore, there would be slightly greater long-term air emissions, noise, and traffic.
The following significant unavoidable impacts would occur with Alternative E:

There would be land use incompatibility with respect to night illumination associated with the
Community Park and long-term noise impacts on those Newport Crest residences immediately
contiguous to the Project site. In addition, there would be a potential long-range noise impacts for
residents on 17th Street west of Monrovia Avenue. For noise, though mitigation is proposed, noise
impacts would remain significant if the residents of Newport Crest elect not to implement the
mitigation measures to reduce the increased interior noise levels and if the City of Costa Mesa
does not implement the recommended measure of resurfacing the street with rubberized asphalt
(Threshold 4.1-1).

Alternative E would include a “dark sky” lighting regulations in the NBR-PC that would apply to
businesses (e.g., Vvisitor-serving commercial and neighborhood commercial uses) and
Homeowners Association-owned and operated land uses within 100 feet of the Open Space
Preserve. However, Alternative E would introduce nighttime lighting into a currently unlit area. The
Community Park is anticipated to have night lighting of active sports fields, which could result in
light spillover onto adjacent properties. The night lighting impacts are considered significant and
unavoidable. The City of Newport Beach General Plan Final EIR found that the introduction of new
sources of lighting associated with development of the site would be considered significant and
unavoidable. In certifying the General Plan Final EIR and approving the General Plan project, the
City approved a Statement of Overriding Considerations, which notes that there are specific
economic, social, and other public benefits that outweigh the significant and unavoidable impacts
associated with the General Plan project (Threshold 4.2-3).

Alternative E is expected to have an increase in ADT and peak hour traffic volumes when
compared to the proposed Project. However, this increase in peak hour volumes is not anticipated
to cause any of the intersections operating at an acceptable level of service with the Project to
operate at an unacceptable level of service this alternative. Both Alternative E and the proposed
Project would be expected to result in deficiencies at the intersection of Newport Boulevard at
West Coast Highway in the City Newport Beach which can be mitigated to a level considered less
than significant. Both Alternative E and the proposed Project would be expected to significantly
impact seven intersections in Costa Mesa: Newport Boulevard at 19th Street, Newport Boulevard
at Harbor Boulevard, Newport Boulevard at 18th Street/Rochester, Newport Boulevard at 17th
Street, Monrovia at 19th Street, Pomona Avenue at 17th Street, and Superior Avenue at 17th
Street. Implementation of MM 4.9-2 would mitigate the impacts to a level considered less than
significant. However, the City of Newport Beach cannot impose mitigation on another jurisdiction.
Therefore, if the Applicant is unable to reach an agreement with the City of Costa Mesa that would
ensure that Alternative E impacts occurring in Costa Mesa would be mitigated concurrent with or
preceding the impact, for purposes of this EIR, the impacts to be mitigated by the improvements
would remain significant and unavoidable (Threshold 4.9-2).

Without mitigation, regional (mass) emissions of NOx are forecasted to exceed applicable
thresholds in some construction years. Though MM 4.10-1 would reduce the emissions to less
than significant levels, the availability of sufficient Tier 4 diesel engine construction equipment
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cannot be assured. Therefore, for purposes of this EIR, the impacts are found to be significant and
unavoidable impact (Threshold 4.10-2).

e Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass
emissions thresholds from initial occupancy through 2020. However, as Project development
continues beyond 2020, emissions of volatile organic compounds (VOCs) and carbon monoxide
(CO) would exceed the significance thresholds, principally due to vehicle operations. Therefore,
the impacts remain significant and unavoidable (Threshold 4.10-2).

o Alternative E would have cumulatively considerable contributions to regional pollutant
concentrations of O3 (Threshold 4.10-3).

o Alternative E would emit quantities of GHGs that would exceed the City’s 6,000 MTCO2e/yr
significance threshold. Similar to the Project, Alternative E would make a cumulatively
considerable contribution to the global GHG inventory affecting global climate change (Threshold
4.11-1).

e For portions of the Newport Crest development, there would be a significant increase in the
ambient noise level due to the projected traffic volumes in the buildout condition. MM 4.12-6 would
reduce impacts to levels within the “Clearly Compatible” or “Normally Compatible” classifications
but would remain above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would
provide interior noise attenuation but because the City of Newport Beach does not have the
authority to mandate the implementation of mitigation on private property that is not on the Project
site, the impact would be significant and unavoidable (Threshold 4.12-2).

e The increased traffic volumes on 17th Street west of Monrovia Avenue would expose sensitive
receptors to noise levels in excess of the City of Costa Mesa’s standards. MM 4.12-5 requires the
Applicant to provide funds to the City of Costa Mesa to resurface the street with rubberized
asphalt; however, the City of Newport Beach has no ability to assure that the mitigation would be
implemented. Therefore, the forecasted impact to residents of 17th Street west of Monrovia is
considered significant and unavoidable (Threshold 4.12-4).

e Use of construction equipment would result in a substantial temporary increase in ambient noise
levels to nearby noise-sensitive receptors in the Project vicinity. The temporary noise increases
would be significant and unavoidable due to the low existing ambient noise levels, the proximity of
the noise-sensitive receptors, and duration of construction activities (Threshold 4.12-2).

Alternative F: Increased Open Space/Reduced Development Area

Alternative F assumes the same number of residential units (1,375 du) as proposed by the Project
within a reduced footprint. The development area (residential and commercial) would decrease from
97.4 gross acres to 84.0 gross acres. This alterative does not include a resort inn or visitor-serving
commercial uses. Residential units would be provided at a higher density and on smaller lots than
assumed for the proposed Project. The same roadway system is proposed. Open space uses would
increase from 252.3 gross acres to 282.4 gross acres. This alternative does not include a Nature
Center or interpretive trails; it provides 60,000 sf of neighborhood commercial uses (compared to
75,000 sf); and includes approximately 34.7 acres of parks, including a 21.8-gross-acre Community
Park (compared to approximately 51.4 total acres of parklands).2 This alternative does not assume a
pedestrian and bicycle bridge spanning West Coast Highway. Alternative F would require the same
discretionary actions as noted for the proposed Project.
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The following is a summary of the significant, unavoidable impacts associated with Alternative F:

There would be land use incompatibility with respect to night illumination associated with the
Community Park and long-term noise impacts on those Newport Crest residences immediately
contiguous to the Project site. In addition, there would be a potential long-range noise impacts for
residents on 17th Street west of Monrovia Avenue. For noise, though mitigation is proposed, noise
impacts would remain significant if the residents of Newport Crest elect not to implement the
mitigation measures to reduce the increased interior noise levels and if the City of Costa Mesa
does not implement the recommended measure of resurfacing the street with rubberized asphalt
(Threshold 4.1-1).

Alternative F would include a “dark sky” lighting regulations in the NBR-PC that would apply to
businesses (e.g., neighborhood commercial uses) and Homeowners Association-owned and
operated land uses within 100 feet of the Open Space Preserve. However, Alternative F would
introduce nighttime lighting into a currently unlit area. The Community Park is anticipated to have
night lighting of active sports fields, which could result in light spillover onto adjacent properties.
The night lighting impacts are considered significant and unavoidable. The City of Newport Beach
General Plan Final EIR found that the introduction of new sources of lighting associated with
development of the site would be considered significant and unavoidable. In certifying the General
Plan Final EIR and approving the General Plan project, the City approved a Statement of
Overriding Considerations, which notes that there are specific economic, social, and other public
benefits that outweigh the significant and unavoidable impacts associated with the General Plan
project (Threshold 4.2-3).

Alternative F would be projected to result in a decrease in ADT and peak hour traffic volumes
when compared to the proposed Project. This decrease in peak hour volumes would not cause
any of the intersections operating at an acceptable level of service with the Project to operate at
an unacceptable level of service. Both Alternative F and the proposed Project would be expected
to result in deficiencies at the intersection of Newport Boulevard at West Coast Highway in the
City of Newport Beach which can be mitigated to a level considered less than significant.
Alternative F and the proposed Project would significantly impact seven intersections in Costa
Mesa: Newport Boulevard at 19th Street, Newport Boulevard at Harbor Boulevard, Newport
Boulevard at 18th Street/Rochester, Newport Boulevard at 17th Street, Monrovia at 19th Street,
Pomona Avenue at 17th Street, and Superior Avenue at 17th Street. Implementation of MM 4.9-2
would mitigate the impact to a level considered less than significant. However, the City of Newport
Beach cannot impose mitigation on another jurisdiction. Therefore, if the Applicant is unable to
reach an agreement with the City of Costa Mesa that would ensure that Alternative F impacts
occurring in Costa Mesa would be mitigated concurrent with or preceding the impact, for purposes
of this EIR, the impacts to be mitigated by the improvements would remain significant and
unavoidable (Threshold 4.9-2).

Without mitigation, regional (mass) emissions of NOx are forecasted to exceed applicable
thresholds in some construction years. Though MM 4.10-1 would reduce the emissions to less
than significant levels, the availability of sufficient Tier 4 diesel engine construction equipment
cannot be assured. Therefore, for purposes of this EIR, the impacts are found to be significant and
unavoidable (Threshold 4.10-2).

Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass
emissions thresholds from initial occupancy through 2020. However, as development continues
beyond 2020, emissions of VOCs and CO would exceed the significance thresholds, principally
due to vehicle operations (Threshold 4.10-2).
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o Alternative F would have a cumulatively considerable contribution to regional pollutant
concentrations of O3 (Threshold 4.10-3).

o Alternative F would emit quantities of GHGs that would exceed the City's 6,000 MTCO2e/yr
significance threshold. Similar to the Project, Alternative F would make a cumulatively
considerable contribution to the global GHG inventory affecting global climate change (Threshold
4.11-1).

e The increased traffic volumes on 17th Street west of Monrovia Avenue would expose sensitive
receptors to noise levels in excess of the City of Newport Beach’s standards for changes to the
ambient noise levels. At buildout, noise levels would also exceed significance thresholds in the
City of Costa Mesa. MM 4.12-5 requires the Applicant to provide funds to the City of Costa Mesa
to resurface the street with rubberized asphalt; however, the City of Newport Beach has no ability
to ensuring that the mitigation would be implemented. Therefore, the forecasted impact to
residents of 17th Street west of Monrovia is considered significant and unavoidable (Threshold
4.12-2).

o For portions of the Newport Crest development, there would be a significant increase in the
ambient noise level due to the projected traffic volumes in the buildout condition. MM 4.12-6 would
reduce impacts to levels within the “Clearly Compatible” or “Normally Compatible” classifications
but would remain above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would
provide interior noise attenuation but because the City of Newport Beach does not have the
authority to mandate the implementation of mitigation on private property that is not on the Project
site, the impact would be significant and unavoidable (Threshold 4.12-4).

o Use of construction equipment would result in a substantial temporary increase in ambient noise
levels to nearby noise-sensitive receptors in the vicinity of the Project. Due to the low existing
ambient noise levels, the proximity of the noise-sensitive receptors, and duration of construction
activities, the temporary noise increases would be significant and unavoidable (Threshold 4.12-2).

Environmentally Superior Alternative

CEQA requires the identification of an environmentally superior alternative. Section 15126.6(e)(2) of the State
CEQA Guidelines states that if the No Project Alternative is the environmentally superior alternative, then the
EIR shall also identify an environmentally superior alternative among the other alternatives. Based on the
evaluation contained in this EIR, Alternative B—General Plan Open Space Designation—would be the
environmentally superior alternative because it provides for restoration of the Project site and maintains the
greatest amount of open space. While this alternative would have greater impacts than the No Project
Alternative in the near-term, the long-term benefits associated with site restoration would be environmentally
superior to maintaining the site as an oilfield.

Although Alternative B is the environmentally superior alternative, there are significant challenges affecting its
feasibility. Additionally, Alternative B does not meet a number of the project objectives. Therefore, an
environmentally superior development alternative is also being identified. Alternative F would provide
development that is generally consistent with the General Plan Residential Village designation and would be
able to meet almost of the project objectives. Although this Alternative does not eliminate any of the significant
impacts of the Project, it does substantially lessen the impacts by reducing the amount of land that would be
subject to development, and increasing the amount of undeveloped open space by almost 30 acres, it provides
greater protection of the environment. This alternative provides greater protection of the environment by
reducing the area of non-open spaces uses by approximately 20 percent.

VIL. SUMMARY OF PROJECT ENVIRONMENTAL IMPACTS AND MITIGATION PROGRAM
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SUMMARY OF EFFECTS WITH NO IMPACT

Throughout preparation of the EIR, the City of Newport Beach Environmental Checklist was used to determine
the impact categories to evaluate the potentially significant environmental effects of the proposed Project. The
following includes a discussion of the impact categories where the proposed Project would have “no impact” and
a summary discussion of why this determination was reached. There is no further evaluation of these
Environmental Checklist questions in the EIR.

Agriculture and Forest Resources

The Project site does not contain Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. No
portion of the Project site is covered by a Williamson Act Contract. Additionally, the Project site does not include
forest resources, including timberlands, and is not zoned for agriculture. For these reasons, no significant
impacts would occur and these topics are not addressed in the EIR.

Aesthetics and Visual Resources

The State CEQA Guidelines ask for an evaluation of the following: “Would the Project substantially damage
scenic resources, including, but not limited to, trees, rock outcroppings, and historic buildings within a State
Scenic Highway?” The Project area is not adjacent to, nor can it be viewed from a designated State scenic
highway. For this reason, no impact would occur and this topic is not addressed in the EIR.

Geology and Soils

The State CEQA Guidelines ask for an evaluation of the following: “Would the project have soils incapable of
adequately supporting the use of septic tanks or alternative waste water disposal systems where sewers are not
available for the disposal of waste water?”

The proposed Project would not use septic systems or alternative waste water disposal systems. For this
reason, no impact would occur and this topic is not addressed in the EIR.

Hazards and Hazardous Materials

The State CEQA Guidelines ask for an evaluation of the following: “For a project located within an airport land
use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport,
would the project result in a safety hazard for people residing or working in the project area?” The Newport
Banning Ranch Project site is not located within an adopted Airport Land Use Plan. The nearest airport/airstrip
is the John Wayne Airport, which is located approximately four miles northeast of the Project site.

The State CEQA Guidelines ask for an evaluation of the following: “For a project within the vicinity of a private
airstrip, would the project result in a safety hazard for people residing or working in the project area?” A
discussion of this topic is not necessary because there is no private airstrip in proximity to the Project site.

For these reasons, no impacts would occur and these topics are not addressed in the EIR.

Population, Housing, and Employment

The State CEQA Guidelines asks for an evaluation of the following two issues: (1) “Would the project displace
substantial numbers of existing housing, necessitating the construction of replacement housing elsewhere.” and
(2) Would the project displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere?”

There are no existing residential units on the Project site. The Project proposes the development of up to 1,375
du on the Project site. Therefore, the Project would not displace existing residential units or residents and the
Project would not necessitate the need for replacement housing. For these reasons, this topic is not addressed
in the EIR,
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SUMMARY OF SIGNIFICANT UNAVOIDABLE IMPACTS

An impact that remains significant after including all feasible mitigation measures is considered a significant and
unavoidable impact. The impacts discussed helow have been identified as significant and unavoidable for the
Project.

Land Use and Related Planning Programs

e There would be land use incompatibility with respect to long-term noise and night illumination
predominately from the Community Park on those Newport Crest residences immediately contiguous to
the Project site. The City of Newport Beach General Plan Final EIR found that the introduction of new
sources of lighting associated with development of the site would be considered significant and
unavoidable. In certifying the General Plan Final EIR and approving the General Plan project, the City
approved a Statement of Overriding Considerations which notes that there are specific economic,
social, and other public benefits that outweigh the significant unavoidable impacts associate ed with the
General Plan project. Though mitigation is proposed, noise impacts would remain significant if the
residents of Newport Crest elect not to implement the mitigation measures to reduce the increased
interior noise levels (Threshold 4.1-1).

Aesthetic and Visual Resources

o The proposed Project would include “dark sky” lighting concept for development areas adjacent to the
Open Space Preserve. However, the Project would introduce nighttime lighting into a currently unlit
area. The Project would result in night lighting impacts that are considered significant and unavoidable.
The City of Newport Beach General Plan Final EIR found that the introduction of new sources of lighting
associated with development of the site would be considered significant and unavoidable. In certifying
the General Plan Final EIR and approving the General Plan project, the City approved a Statement of
Overriding Considerations which notes that there are specific economic, social, and other public
benefits which outweigh the significant unavoidable impacts associated with the General Plan project
(Threshold 4.2-3).

Transportation and Traffic

e The Project would have impacts on intersections in the City of Costa Mesa. Implementation of MM 4.9-2
would mitigate the Project's impact to a level considered less than significant. However, the City of
Newport Beach cannot impose mitigation on another jurisdiction. Therefore, if the Applicant is unable to
reach an agreement with the City of Costa Mesa that would ensure that Project impacts occurring in
Costa Mesa would be mitigated concurrent with or preceding the impact, for purposes of this EIR, the
impacts to be mitigated by the improvements would remain significant and unavoidable (Threshold 4.9-
2). The following impacts were identified with the various traffic scenarios evaluated:

o Existing Plus Project Scenario — Intersections identified as deficient are (1) Newport Boulevard
at Harbor Boulevard; (2) Newport Boulevard at 18th Street/Rochester Street; and (3) Superior
Ave/17th Street. (This scenario assumes all development occurs at once, which is not an
accurate reflection the timing for development of the proposed Project.)

o Year 2016 With Project Transportation Phasing Ordinance (TPQO) Analysis — Intersections
identified as deficient are (1) Monrovia Avenue and 19th Street; (2) Newport Boulevard and 19th
Street; (3) Newport Boulevard and Harbor Boulevard; (4) Newport Boulevard at 18th
Street/Rochester Street; (5) Pomona Avenue and 17th Street; (6) Newport Boulevard at 17th
Street; and (7) Superior Avenue and 17th Street.

o Year 2016 With Phase 1 Project TPO Analysis — Intersections identified as deficient are (1)
Newport Boulevard and Harbor Boulevard and (2) Newport Boulevard at 18th Street/Rochester
Street.
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o Year 2016 Cumulative With Project — Intersections identified as deficient are (1) Monrovia
Avenue and 19th Street; (2) Newport Boulevard and 19th Street; (3) Newport Boulevard and
Harbor Boulevard; (4) Newport Boulevard at 18th Street/Rochester Street; (5) Pomona Avenue
and 17th Street; (6) Newport Boulevard at 17th Street3; and (7) Superior Avenue and 17th
Street.

o Year 2016 Cumulative With Phase 1 Project — Intersections identified as deficient are (1)
Newport Boulevard at Harbor Boulevard and (2) Newport Boulevard at 18th Street/Rochester
Street.

o General Plan Buildout with Project — Intersections identified as deficient are (1) Newport
Boulevard at Harbor Boulevard and (2) Newport Boulevard at 18th Street/Rochester Street.

Air Quality

Without mitigation, regional (mass) emissions of NOx are forecasted to exceed applicable thresholds in some
construction years. Though MM 4.10-1 would reduce the emissions to less than significant levels, the availability
of sufficient Tier 4 diesel engine construction equipment cannot be assured. Therefore, for purposes of this EIR,
the impacts are found to be significant and unavoidable (Threshold 4.10-2).

Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass emissions
thresholds from initial occupancy through 2020. However, as Project development continues beyond
2020, emissions of VOC and CO would exceed the significance thresholds, principally due to vehicle
operations. Therefore, the impacts remain significant and unavoidable (Threshold 4.10-2).

The Project would have cumulatively considerable contributions to regional pollutant concentrations of
O3 (Threshold 4.10-3).

Greenhouse Gas Emissions

Noise

The Project would emit quantities of GHGs that would exceed the City's 6,000 MTCO2el/yr significance
threshold. The Project would make a cumulatively considerable contribution to the global GHG inventory
affecting global climate change (Threshold 4.11-1).

The increased traffic volumes on 17th Street west of Monrovia Avenue in Costa Mesa would expose
sensitive receptors to noise levels that would exceed City of Costa Mesa significance thresholds. MM
4.12-5 requires the Applicant to provide funds to the City of Costa Mesa to resurface the street with
rubberized asphalt, however, the City of Newport Beach has no ability to assure that the mitigation
would be implemented. Therefore, the forecasted impact to residents of 17th Street west of Monrovia
Avenue is considered significant and unavoidable (Thresholds 4.12-1 and 4.12-2).

For portions of the Newport Crest development, there would be a significant increase in the ambient
noise level due to the projected traffic volumes in the buildout condition. MM 4.12-8 would reduce
impacts to levels within the "Clearly Compatible” or “Normally Compatible" classifications but would
remain above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would provide interior
noise attenuation but because the City of Newport Beach does not have the authority to mandate the
implementation of mitigation on private property that is not on the Project site, the impact would be
significant and unavoidable (Thresholds 4.12-1 and 4.12-4),

o Use of construction equipment would result in a substantial temporary increase in ambient noise
levels to nearby noise-sensitive receptors in the vicinity of the Project. The temporary noise
increases would be significant and unavoidable due to the low existing ambient noise levels, the
proximity of the noise-sensitive receptors, and duration of construction activities (Threshold 4.12-2).



Attachment No. PC 2

Environmental Impact Report (EIR) SCH
No. 2009031061 (under separate cover)
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EIR Table 1-2 Summary of Significant
Impacts and Mitigation Program
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Attachment No. PC 4

Draft Response to Comments and Errata



Attachment No. PC 5

Draft Mitigation, Monitoring and Report
Program



Attachment No. PC 6

Correspondence



Alford, Patrick

From: Dorothy Kraus [medjkraus@yahoo.com]

Sent: Monday, October 24, 2011 3:07 PM

To: Alford, Patrick

Subject: Newport Banning Ranch DEIR - Comments and Questions

Dear Patrick,

We object to the Newport Banning Ranch project as proposed. Please include our comments and
questions below in the records of any and all proceedings relating to this project and its successors.

Regarding SECTION 6.0, LONG-TERM IMPLICATIONS OF THE PROPOSED
PROJECT, Sub-Section 6.1 ANY SIGNIFICANT ENVIRONMENTAL EFFECTS WHICH
CANNOT BE MITIGATED, 1st paragraph under Land Use which states starting with the
fourth sentence as follows:

"The proposed Project would result in a

land use incompatibility with respect to long-term noise and night illumination on those
Newport Crest residences immediately contiguous to the Project site. The City of
Newport Beach General Plan Final EIR found that the introduction of new sources of

lighting associated with development of the site would be considered significant and

unavoidable. In certifying the General Plan Final EIR and approving the General Plan

project, the City Council approved a Statement of Overriding Considerations which notes

that there are specific economic, social, and other public benefits that outweigh the

In the first sentence, please specify what Newport Crest residents are assumed to be 'immediately
contiguous' to the project site including street number and street name e.g., 3 Wild Goose Court.

Regarding the underlined sentences above starting with the second sentence, the Banning Ranch DEIR does
not provide a cross-reference to the General Plan Final EIR where the City has approved a Statement of
Overriding Considerations.

Please provide this cross-reference to the City's General Plan Final EIR for clarity. Also, please provide specific
examples of 'other public benefits that outweigh the significant unavoidable impacts associated with the
General Plan' including specific benefits that would outweigh the significant unavoidable impacts related to
long-term noise and night illumination to those Newport Crest residents contiguous to the Project site.

Thank you.

Mike and Dorothy Kraus
10 Wild Goose Court
Newport Beach, CA 92663



Alford, Patrick

From: DORENE CHRISTENSEN [dorene_3@yahoo.com]

Sent: Wednesday, November 09, 2011 11:45 AM

To: Alford, Patrick

Subject: Bruce Bartram of Newport Banning Ranch, DEIR comment |1

This is unbelievable that anyone here at Newport Crest Homeowners Association would agree to allow the City
of Newport Beach to invade our private property (Ticonderoga Street)

and actually have this agreement recorded with the Orange County Recorder as " The Agreement for
Ticonderoga Street".  This was apparently done Sept. 19, 1984. I have lived here

in Newport Crest since July of 1976.  This so-called Agreement was never discussed or brought to a vote for
the members of the Association. Newport Crest has 460 homes - and with this

many families involved - how could an agreement such as this be accomplished without anyone's knowledge?
This sounds very fraudulent to me. How could the city even consider

making this small 2 lane street into a commuter roadway?? Ticonderoga is our own only way to enter or exit
our small neighborhood. Taking our private property & making it into

a commuter road would be a disaster beyond words to describe it. PLEASE do not let this disaster occur.
Thank you for your consideration.

Dorene M. Christensen
19 Baruna Coourt
Newport Beach 92663
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Mr. Patrick Alford

City of Newport Beach
3300 Newport Blvd.
Newport Beach, CA 92663

Dear Patrick,

On behalf of the Newport Crest individuals whose signatures and December 2010 letter to the
owners and developers of Banning Ranch are enclosed, we hereby object to the current
proposed development plan for Banning Ranch.

As stated in the December 2010 lelter, the location of the proposed Bluff Road is of grave
concern. Arterial roadways should not be in such close proximity to residential communities.
Additionally, the planned development will have significant and unavoidable impacts on the
Crest community such as lighting, air quality, and noise.

Please include these materials into the official Newport Banning Ranch dEIR record and any of
its successors.

Respectiully submitted,
i g
-,\J,.ﬁk }\_k{.’i).uh 4:“{ (FKQL [ (RIPAN ,.Ii'l_ k (f(:’( K ‘(l//k_fl,i A ,.l‘,k___}

Mike and Dorothy Kraus
10 Wild Goose Court
Newport Beach, CA 92663
949-337-6651
medjkraus@yahoo.com

Enclosures



December 21, 2010

To: Mr. George Basye, Aera Energy LLC, Newport Banning Ranch
Mr. Philip Bettencourt, Newport Banning Ranch
Mr. Mike Mohler, Brooks Street, Newport Banning Ranch
Mr. Chris Yelich, Brooks Street, Newport Banning Ranch

From: Concerned Newport Crest Residents
Subj:  Banning Ranch

Gentlemen:

Thank you for taking the time to meet with Newport Crest residents at the August 2010 Newport Crest
Board meeting, and again in late October at the home of a Newport Crest resident. We also appreciate
your taking us on the walking tour of Banning Ranch in early November. We have been most impressed
with your professionalism and your willingness to meet with us,

However, we are compelled to tell you that the current plan for Banning Ranch is unacceptable to us.
The location of the proposed Bluff Road is of grave concern. Arterial roadways should not be designed
in such close proximity to residential communities. Additionally, the planned Newport Banning Ranch
development will have significant impact on us including pollution, noise, lights, safety, security, water
use, and lost views as well as the destruction of Banning Ranch habitat.

Our preferred option for Banning Ranch is in keeping with the Newport Beach General Plan which is to
preserve the entire area as open space. A core group of concerned Newport Crest residents has formed
with the goal to organize all of Newport Crest to preserve Banning Ranch as open space.

It is our understanding that Measure M money is available for open space acquisitions such as Banning
Ranch. Such money could cover your expenses to date and still provide you with a profit.

We hope that you will consider this ‘win-win’ approach for all concerned parties and we can continue to
work with you and the Banning Ranch owners to attain this goal.

Please let us know how we can help. For further information please contact us at

ConcainediesidenisoiMewboriCresi@yalioo. con.

Sincerely,

Signatures on following pages

cc: Mr. John Mazzarino, Managing Director, Cherokee Investments
Honorable Mayor and Members of the Newport Beach City Council
Mewport Crest Homeowners Association Board of Directors
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Print Name: ]\,\Oaﬁ AN \‘ ﬁN\: Print Name: ./ Jethv ToLe AT Ee

Address: \Q“’\ (")hf"\a /} g Address: A5~ ‘:‘D}/J-ﬂf,‘/
Signature: /’4(‘//{///.4 —= Signature; t!;:j;_))j‘ e

Print Name; ( /j@ ///// & Print Name:__ | 2e.vais? I s

Address: /¢ 3 (o Az(/}/ /9/5/ Address: Q{/'*)_ C:;7/¢'.3.z-, y A
SignaturetjGde.t\bL J({'f“"—"”’f l Signature: /{}S N oin 70?"’(3:;(_ ;;

Print Name: JUSANA TAMAMO Print Name: G-.Qé".aé.é%%@ix@dz@r- T2 ANA T2oAT
Address: (U! Col LB 4 Address: 0% Ce j(dt\'.\?; N '

Signature! 77, " s ﬁ Hip bl Signature:_(/ ) 421 6(57 2/ fm)

Print Name: (’J\/ /r/ﬂ')"//f 4 /ﬁ}“‘ Print Name: : i jﬂ Cla v:"{’ s

Address: 2 O ‘/J)/ff 470 Address: _{ 7 ch(_,m i

Signaturek&éﬂ M( Iﬂ/ﬁfsz. LA Signature: ?Za Lot /:%Ba ;4746;

Print Name\ kLV S , Print Name: /(H/S’/wf /J Wa;'//uwl
Address: ] LG‘ ,(l,\NS e Address: 3 ( 6’//\/; 5 \/

L |
Signature: %/Li /[/;/Ul U\Jf\f\‘ B Signature: _ é//(/ ﬂ //1( C/
Print Name! \(?\ ﬂ/\\(fj (\/\( \/ (¢ \{\(\l/\ Print Name: _/ / ///’ '/ CPEG C
Address: \(( \(\\) o k’)\ \ - Address: ‘,7 0Ly sS (7}‘ Vet
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7 ol T
Signature !- ()( > e AT

Print Name: L\H- L .-[;’)i_;'ﬁ-.',lzj_i C &

Address: [ O

(’13/ Ia‘y of

Signature:s——= -5 , Bt e

Print Name:_ _;?[1 ,;ul;@

Address: /7" ’);/ CAS: :t’y’é/

Loy
Signature: _}/ "}!5/1,.:,’\.' ( A e
y

Print Name: L{'\;}.,s: R T I)

3 |

Address: 1 10 daa L

Signature: /’L/VL( P /J ///zlﬁjf’u/

) ANE (L

Print Name:

]/l/ 2. DL./L)

Address: 9 (’,‘)Jygg ey CI

Signature: ., ?//[

TS -

Print Narme! Y\ell\u mII\C(!U

Address: \ SEER (X cl, WO

. l .-”sk’/]'Li) Q":_-,g)..

Signature:

Print Name: . ANE (55,

- s =
Address: l/,[' _(.‘»S'C':’}l.’. & A (";:_ﬁu/;:r‘]

Print Name: AJ?‘ JHA v~ ] > "Ke;;/&

Address: | >0 /'Z’/(ﬁ“/ €27,

"\
i "o
Signature:'b"lf‘/:w\ (/\/

Print Name: ;\f\ .. 4 I fr\t.sr."’:-‘/“s'r‘«t

Address: 17, ¢ "/'41’-{;/ o ‘

ﬁ\ Y /

Print Name: /\H [’zju'f,n._ ( ovrs /fr’.rJ‘f‘\
= - N

Address: / L\.{.'fi"e,-}'\.m (i,f .

R ) . b
Signature: (/j' VAN #(’ 1:3(1'/'7,65"7441‘/)/1“,-

Print Namé, j /r/{g e ¢ / ) f)l LLVIE

Signature:

Address: }J [/{ H/[ C;f -

v
Signature:. q /9/"’% ﬂ\}@/bwz\/
Print Name: '}l’f’ }U o TU N /(S [ L{ /\, }

Address: // b e, /\r YA Oru{

/( ;-\d_:

(=52 t £ LN (et e

NS ( ﬂ(‘

Signature:

Print Name:

o
Address: e X V=T AL

L Q / l/
Signatg\{rEEJF/.H/' ] ' .r’(\\_)

Print Name :74 [ )l\kf?iﬂ-\

Address: )(){'(4( [ )/1 ( "\F
Signature: /f// Hrtre /‘ A;Iha‘é .,

Print Name: JAMES 19 L20i=

Address:  ~<F BERENN LT

st & P

Print Name: //// 15 ;/{/{?,’V'/)
Address: /4 /){/{){?)f v ;/’ f/w/{ﬂ’f))}
Signature;  \"— s

el 1

Address: 02 Coxrom B T

Print Name: }_Zt'rf--f ,,/,4.,\,(
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] %mé’é’ TN

i A (.
Signature: {-’-/C a/ii( . ,/'ZZ(/ V22 ad Signature: —“"j/r

Print Name:V/(?/ q /\((“ L (2 F/ Print Name: -Lﬂ»(?-(&\,l _‘7&(!‘}3&?— O
Address: f'K‘_'/fxgd)) Loan ¢ Address: 5% iy Lod ("r I\)E"iu)fbfi’:"‘ E&‘)‘idﬂr (A
- 'Ij ‘/'
signature: (A _,/,,../7,{,,,,_,“__ Signature: U}x.uﬂlﬁ P ( ot/‘(/k,ff
- z
Print Name: _/_'),g}f 3(3’7(/_/};?; Print Name: /)f\uJLHL, L—?Urf-"g_jg
Address: (?.’_2‘:’:}_#{ £ ion Address: 5 s /u,ni/fL (7, ;’7(;@*«{)414/’/'%4 el Ch-
- 7 & i Y,
Signature: / /. Ci ANV AL Sighature: \ ,{/(\/L( j ‘*’-’ >
\ (l —
Print Name: f%{fi\) AN Ar\( Print Name: J(Lf Th i‘: U)L w:’
Address: T _(MA (b Coeet { Address: -5y \t’!/f ¢t Afﬁ"/"ﬂ”( 1@5/11 CA

< (" ) f\
Signaturet=== 3/ \,\.( /Sl/ Signature: QZ AP //V g\'}lfw‘" _jlf’) =
{ et

Print Name: %\\ ?\l\\\ﬂ NAAD OUY\LLLK\ Print Name: ///,? )ﬁ#/// I C/')LOML M Die w
Y= Address: {1 : '7 LN Y

Address: |\,<,/, Am\\[\ \ (/{\ (/ '
Signature: { ’//“]’/L’ & /'/’ // ol S;gnamre‘*ﬁ’_xl//fbg[_, /(//,_/,/,r‘;f/;(_/

PrintName/ E/) 21 C /\/c‘ J ,’, Print Name: /-"/}Wxiféjf) Wg[////////?/)
Y A o ( V. w19 b BT 715920063

) :;:.9;[ ;
Signature: /7%9%///’ / ) //&;/ Signature: ////chf ? é' i
Print Name: Moy ]u(ro }\}( gle.e [LQ, Print Name: . \\/\ C‘( (Jl\b
Address: 32 [ | A LP‘(\ Address: _ c)') Lt ”\ N C \
Signature: /\i\) (/‘ l&) Signature: C(Wutmﬁ P’ [ \ﬂ’L \{ .
Print Name: __ u',z O(A !/lépﬂz’f/? [,[ Print Name: ( e v A K k;)
Address: 3| / }/i/l.«u’ / 121 ('if’ Address: Zq .)LU"H C l -
Signatur%:, - Lé Sighature: S(JVL’ } J pL L U N
Print Name:/"fc_??(.f -"Ji\) A ﬂ/l’\( f{ Print Name: (‘_‘f' /\L_. d ( [ r/()/i {

Address: 32 (v A Lol Address: trj}\l /}3\\\\‘;&7\ L (—/(




{\ L \7 (""sl\i'-"('- Bt'f 71

i } ’;’ 7 l
A > g .
A (‘ Letter to Newpm t Banning Ranch Owners/Developers ﬁ om

Newport Crest Residents - Decemer 2010 3 Qn

i 241 ’\
1 ¢ P ) .; ( - |
AN 5'\-\['/{ | - Slgnature & m.’ ™ //1,,,;, ( -
S D BURCHILL Print Name: r D/ N2 D /\ \1 L/\ \Der
@ 1ENCORE CT . =
‘2| NEWFORT BEAGH CA 926632364 . Address: 2.1 s:;f\-) ol = o
Signature: : Signature: /’j” '/' 2
[ ( i HA} ) '”'\‘ ) T xtibid
Print Name 1\( 218! ([{ _ Print Name:__ Ltan o0 f‘;f
Address ‘> ( \\(\l_ \/C ‘1 Address: de Gueere € |

o T e SRT |
Signature:, _ \\,( \(\(\L\\ \QL Signature: (et T ‘l.:)‘ et

Print Name: Print Name: /'\'” e Hivi !(
Address: A ; Address: 1S Cucere (|
7
AL - : ~. o
Signature: _. gl ”<‘ R Slgnature: !/\\ /f P \'“-"’\( =

Print Name: ‘7 Z)ﬁ/) K/"l/ ( / L/ Prlnt Mame: ‘\'\5'\1"'\*?’/‘\ \’\;’:(‘; i ./\(_‘\.L\
Address;_O1/ <. ¢ /[’ ORK {2 Address: ___\ 'S Twnevze A\

! B 'u;.' ‘ ;. ,‘E ™~
Signature: \ o a& AN o .’u _y Signature: )\\,\

PrlntName N /(f( i //[ ! ( ({{ Vg’/ 4( Print Name: \\1(«\ \:\JUL\ A
Address: >/ L1 )i ade (2F o Address: Q) L"f\' L\)\'(,&, ot
47 7l

Signature: ~ e Signature:
Print Name: L1 ~ Vo clue Joeo Print Name: /l/‘i/ A K )ﬂ (¢ 5¢ ¢ (,\

i o i ',_ 0 v -
Address: . 2~ { (¢ (.'.'_"“i"' { & ey Address: (L [, I~ e E ( J \’J\)) \ ( f/\

¢ = \\ | ‘ Y. J
Signature: _ \)\J\ A J ililise Signature: __ A it Lfrer i
Print Name: - \ (A ’\ | ﬂ‘ > Print Name;' e i3/ Vo 7S
Address: L v N ( NENR: l Address: A EfE e L i'fT

n ] ) ‘ . g
N\ . : 7 i I ko T, S g

Signature; -7 ¢ Py e NON gy Bt ( ~ Signature: v (\J__(j_ P i \!

T - 2o . Ak
Print Name A I 7;\, b ) )7,-\\ L ;'."t AR Print Mame: -_\’( (i( [_/{» 7 })}” 'g j}"'x

v

i -
F Lon¥ o g 2 3 R - = Jai (I I
Address: / | & e L = A Address: .~ (_\; / (L Ce K



=3 o A

Signature:
Print Name:_ D 2A~> L€ I:\’
Address: | b AUUES &

- L
Signature: /! iy ’} M e
Print Name: l\‘“-‘-L\“'-'—[{j Mo

Address: W\ Arcts (A
v oy ”“.,‘ (
Signature: _~/ 7 {"\,..-kd,/, T2

print Name: | \el$e'n {\\(’;l[
Address: [ {"7“\ S¢

Signature( /’///ﬁ A AL /( A
Print Name: DY EsE Y ]W[}(/
Address: >0 - \u A~ W ETHOO

Signature: L‘( (d 4"(

— Tl 4
Address: _/ }//7/‘ Yady ,/ et gy

o -z-';_:(‘

(‘-4 € K

Signature:

(.v
COuT gk
! ";./1 ?("‘

Print Name:
M rbec

Address: (s 4

Sighature: }\, \, I CL(:-(,,(" .") ,J\CJ L

J
L 6 e n/
s bl

Print Name: 1«"*\ [ {,\ 3-rl
Address: l'/ I VOS (
Signature: (ll/{(/ p jél/’f/(’y//
7
\/}\\\L f Y "f '{
Al
Address: /) /}i ‘Jz’ < &

Print Name: '

//f/ L
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J p , ;
Signature: y € I »
Print Name:___ ~ Il Vo<
Address: _< 3 f"f"f;'/.i"_i vy O/

T |

;
Nk
Signature: _« 4 4

£ 4 ¢ . .
Print Name:_» -:\i.;']‘;xlpi‘z y N C ‘
Address: | \ s 4
Signature: __ LWL (Q Lee ot

i 2}

Print Name: \(4 \;j-'\',.t.-| | 2 oy o
Address: f\f L& 5 i
signature; __/ /1K 2,00 A7
Print Name: P AA Y

Address: -9 1N/ 4y 7o

) [ R of
; + ¥ e 4 /' P S Gy SN )
Signature: )y { A '2 L ot gl T
Wy 3 /

Frefl W iReard. f/\
B }\-;' ;-"') (-,_/)f// /

Print Name:

Address:

LS

P ! i i ¢ .-~!-J ",}(,»‘)).",
Signature! ). 4 ¢ . «jj /!'/’f Loyl NI L ((/(," ot

Print Namé?: Ju(\ Vi lj 1) s i (,;\e-’ﬁhr_

f
Ad(l:essf‘] /[')(: jJ/ / L’u H ”

Signature: / /'/ / !/ /(,,
,\ (=\\< '
U/f ///{ f;’/(

PuntName/ {'ln \

Address: !// {/i ok (/
/) ,

|.//» ).

Signature:

.
};l'/‘,_'(\r i ("}"lr," 7

Y Bypen st
Address: 7 ,‘k\,’f_;(,x: 2 { /.

Print Name:

v Gl



A Lettel to Newport Banning Ranch Owners/Developers from

Signature: - / L ; /‘, (AN

Print Name:/?‘/ Yy we L A L ,/
Address: .5) A gt e d ',/ fi\/,. >f

Oyrhadle g
Print Name: (/M-U( ”/fd! -:\’r S h(’ff’"(
H /}; €5 Cotr (

Signature:

Address:

V72 / / 7
Signature: - )i I [ /
Print Name:__Mled| Vv e b
Addrase: % e, (HL.

Signature: )M&CO C(V ){'d t -
Print Name: £ 1) € /U (//(/ / )(//\’)//\l
Address: /O Cl /Q‘d %) ( { /l’/%f

Signature: / lﬂ-’/" ) /. Y

Print Name: |(UAU\ \f —\ 1 “{‘1‘
Address: }) \ (£ ¢ f N \’}

A \\/u A\
-\‘q\\ (VAN

Signature:
Print Name: \‘\j\k \ ¢

Address: { AY Ly P ( A\
— ) =

Signature:(\ Pt [ T

Print Name: ,i ( R 5 NS \\,.-(/\
1 = - =

Lases (e

G |

}: )',i’\ LN

Address:

Signature:

Print Name:
Address: In“{]é-) O¢ \ UB "~,F'%G‘ ‘u\ -

Newport Crest Res;dents December 20 10

\fi}/ K" ?JU ( /}//ﬂf(f’ %
Print Name: / Ayl J ¢ f]VL)()’\(
Address: f ‘( i/}{”l“ ( E(J

C \\ \W Ve ({(

Signature:

Signature:

Print Name: :](/'9' hf | ‘,,’, I . ¢ I\; AT
Address: £ Z / \\' !"-" > "-'—"‘(' ‘
;
Signature: {)w / [ i U‘
Print Name: t?t” }() &% I{(
Address: 2L AL !’W (‘1;(/
Slgnature: }(’ 7 //ﬂ ‘4 /{\ 5
Print Name: c)(L (\\/ ) ¢ \*( [(
Address: AN a(%( \ /,-‘ _
Signature: __ ¢ U/[,{,? ,ﬁft :

Print Name: /'3(:’/7" (Z/J{ /Z G/ p ‘_\:Z?/ o

Address: / / ’/i/”/ - S /[ ,?.,/')/,//Z:/L .
Signaturew-’i‘{\l (A U[\J\\;J\) \ dl
Print Name: \f AN 1\10\\]{ Jc\
Address: Hi A\ Vi (’\ (’\

Signature: ‘:t \ \ \ N\ k/‘\’jt/f) -

g Clng
Address: b f\r\ | (1

Signature: ’/\, Q ( /L‘_,/; ( (k \
}k \ (4L, (

¥ t\*m”\
\\e PNV ¢

Print Name:

Print Name:

Address:
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wf 5 Y
Signature: //;m’a /;i ekl Signhature: L\@\JO/ A/ W A
Print Name:_ Ay da /W?Nﬂ(&?f?’//ﬁ 1/ Print Name: gt/“*\/"/ ’\/lﬁ g
Address: (‘t‘(i'*ﬂﬂzf,o'; ‘}/(_“()IM"',_‘ f{fﬁr_ CH Address: % RD%’UN OF }! 0] q26L5

Signature: L/UWJ"” 7/,AWQJ<’/RE&FV Signature: ﬂ 7 /’Z%/fl éﬁﬁl/ Y
Print Name: C harles Mea cic-v,-zju.y/’ Print Name: ﬁ ﬂ()é(ﬂ\) Gé"/ﬁf/}//zf/
Address: & CPH" will Gc-éif_;j;,_/lff?ffjﬂch" /5 h. Address: 6 ;Z(jéng &(// /{/6 Gl 63

Signaturg - /W// T At Signature: ,ﬁél Ci///&&d?/
Print Name: ‘7/f/;/ _)./ eg g s s Print Name: /// //25;())4 &ﬂ\
Address: .20 (e /3/(/’/7/"( i Address: /[ ﬂ()b()}’? @7/‘ -

Signature: /) //f/}/(//}/lf ) Signature: L/Q/?)/UW

k i
Print Name lu. ri.)(r {p253 O)L’ lht’,u Print Name: Méd’l’l/\ ﬂ/l, 0
Address: £f- (n)m {uh /LL, B Address: (0 QOQW\ @}

Signature: ,Q/Z/,//////}f ‘ Signature: GJK}%K %
Print Name: : v, Print Name: 12 H ‘/)‘:)Oﬁﬁp‘s
Address: xl'; /:L L Address: 1«5”(;‘@/®y '\// <7”.

1 } ~)j %{ ;W
Signature: "\( PR /{ ) Signature: ) /",M“,A &

4 ’)U
Print Name: Ff Hm Aeirin print Name: £ o pot oM RS

il :
Address: _ 27, (oo uon\\ O Address: /< _ﬁﬁéﬁdéd &
Signature: \ / / I il Signature: < CMW

Print Name: /7?/!) \/ 7’0 S = Print Name: _>A,7LVJ {1,(,&/ ( MYW//
Address: F—=ROE0 M C 7- MBCA Zbtsnadress: 240 ) 0[{30(2’ P ML, f L

Signature: 26/2% Signature: /<) /‘n \/ /// S( (6/

Print Name: YSRg vy~ 2 = s5me = Print Name: f\.; r L i /” &L. N
Address: 9(&0{50&) CT__aY3,.ch 92&3{@f Address: /48 O f(w’// (]
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Signature: (WW nna_ Jl/ WL
Print Name: g}‘},%iﬂol} NE 95&3721&_
Address: 9 QJ mmt{lﬂﬂ(“i éMVH—f

Signature: éa/()/@ﬁ“\ ';Lﬂgk

Print Name“\ Lo FORETE I’L_
Address!

e
Slgnature, /Z’/
Print Nafne*\(i etz (. i LCLF:/I "g )
lSauJ’)/)l(? | (o f‘

Signature: /))////25/( )%?{f
Print Name: /t//]/)li(/f/af i

/ )t(ﬂyj}:f}imm’ﬂ COoURL

HL,

Address:

Address:
Signature: %ﬁj
Print Name: &’tNUL Pﬂ'm

address: . SuAmpwy®

Signature: __~ ") A
_’."’_J \
Print Name:___{— y~¢ | . { ¢
3 A AL = | 5 e )
Address: __| (-. LQ. Ty e i
7 4 , /;,(f.l ‘- =3
Signature:

Print Name: /7¢A/R 2 ¢ ~R pah
Address: / 4 SUM pERAL g p

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name;:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:




Letter to Newport Banning Ranch Owners/Developers irom
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Signature: ,//{/(\‘mt,, };f; ,/-‘1;;;/, Signature: C‘_ﬂ))—uv%c (ﬁr—"‘é)‘ (/u{m T
Print Neffne: Jr)mrf!lmu Pearin print Named{ 1 &L n(fﬁ/’//ﬂ//i/)r//(/@(d
Address: .0 I/(pbf d f(}" Address: /) SZ’////_‘/ (, /’}"/67,

Signature: \Q\’Z‘//jﬁ/) Signature: ///?/f?’ /////}/(/ ////}/ rod
Print Nam;z/ r75# ///7/5")35"9 Print Name//(/z}/q,ﬂ?// /[J (, ﬂ//.’(’(/—.

Address: /f7 CP’\"’CIDW/(/( Address/ / )t)///;/ '/’7///‘)7
Signature: O,u( ’/ /\E‘lﬂ__ﬂzf/f/t/l-_f Signature: ( \u\’\mf\ %—/\ \"‘”‘“"‘“‘
Print Name: L/ \’J [ [ IQ,OV{’/IC LA Print Name: Q./V\'\ \)\ \Jg \/\ \/\(Lt \U‘5
Address: |/ L({’ VJ/LQ:C'\/(/ C (" Address; - TEATD k-)\"

opasrt ..__,-"'\..../ o\,\,(-c__(.h./ 7 b

Signature: \ wiland) ) vl ooy Signature:

Print Name:( ‘{a c?;gg,][ re. Dgﬂ}f(%a‘g Print Name: \ Qau\ W Mb\\ﬁeﬁ\“ 3
b

Address:  |(, Land Fall (+ Address: _ { Armies  CA

Signature: = /. - Signature:

Print Name: \’; < t\ e /J £l Print Name:

Address: ‘/ /_../—»Pﬁ ' (/ Address:
/

'3

Signature: a)ﬂi *—‘G//'f/ﬂ/ L Signature:

Print Namg: il ’ff) Print Name:

Address: > /#”.r‘l/ﬁ‘/*?::,’// /// : Address:

O 27755 X
/
Signature: "(ﬂf"‘i i ( Oy A Signature:
EInry O e cle ~)

Print Name: Print Name:

Address: /€ KNG FEHLL Address:

Signature: .-.lvq / ;/f/ /1 Zl s Signature:
o )) o

Print Name: / & I'h ,_/J & //f’} [ Print Name:

Address: /1/ [ 6\/}{)12‘\/_/ (7 Address:




lettey to Newnort Banning Ranch Cuners/Developers ffom

A AlansdnAsn e

Newnm i Crest Regides

1ig = De_,ember 2010

= — R .)_;«7 e s e T S B e e AT S e qe@
,f . .. -
7 s 7 vl -
Tl P sz S
Signature: ~< ¢ Signatltre: ; P -

Print Mame: J,LE/V_‘AVW ;4{;4,-;1 )
Address: /12 Coodue  Cf”
R R il
Signature*_(rr i S

— -
Print Name:_ L2 u g/ P T Gty L
Address: /@ €5 5y P f( (
ﬂ.-.... T 1{9 i
Print Name: (( WL E A e

aaaeasaC\ (ol (,u\\ (il

[
Signature:, /\}L’W"” \ lf\
st } i >§f H
\\/{J\OW‘ | H (w/\r ‘ |

Fd

i /“ )
smense LU A

Print Name.

Adddress:

Print Name:.. . 5 ) g { ( lf\} ',{ ]/’i
Add;ess:__u (va( 7| v \ i &, (&U(’i V
st '//-'/' £ B
A )
Slgnatu:e it i

Pint Narive: //ffy ﬁ% //ﬂ )
)G % f/\ 28

Y /H
ignatie; SO

Print Name: P(\\ (/\f\ t\/\\’\i 5
Address: \ {\&lfﬂ\\ ;\\\ (/‘ ’
signature: __1__[ L\k fal & !\ ! L

N = N ‘\\ o
W T wd Wil o

Address:

Adcdress:

Print Name:_/! /‘///’ T v

Address: “!t _I, (}c.";oj) =1 ol
MW AT
Print Ndme ”77\ l\ LK_LQ ( L]‘
Address: ! 3 HA !k, M }*

Sipgnanure: 1 ) Lui [}( 4 (l , { 1{

vt amer UMY X A Y

AUCfess:

4
R

Signature: (\ {»’L”t Lrid, \KL \\ G\
dy Hollig a

signature: //k'/‘/u/’( A (? J LA —

Drint Alapas: ///}}q_/!/t/f /”}'L/ (J/L/)/')ﬂ/) ﬂ'ﬂ)
%( Ny 0y (L____

2T %

> V). //f(&/‘f 7’4[

Addrace. ! 2:_7‘7’/ ﬁ'/(/(_()(,q,/(, (gﬁ F

Print Name:iL_-( Gl

Address:

Address:

Signature:

Drint Mara.

hgnanae:

Print Name:__

Address:

Signature:

P Nane.

Arlcdrner.
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Signature: ;A{'}WE‘ k Signature:

A '
Print Name: /DDH ?Faﬂ l\‘ Print Name: Q.‘<=\33~\@‘; \\,\"(\er\\
Address: !% #rfltbﬂh‘.’» f_..OU -y Address: -5 I E j —
//\'f/

SignaturQJW h WM/(/%'“ Signature: ‘/ )
Print Nam%@@f&%ﬁ (,L)w\fééj}kx:“b Print Name: T/fVL@(:ahUM fl
Address: B(g CéLMQ—CLQ C)L'f Address: 5 em a L‘T“\

- —— F’”‘"’*’ﬂ’_‘\/
Signatu %/(’é”))ﬂ Signature: %‘;’4& Mé)
Print Names: ﬁfp”nt Name: ERIC Fiv Ly
Address: £ € Address: 2@ kKMl e
Signature: /%’ M Signature:

Print Name: VUCHEEC  7ANDIEZ C. Print Name:

\

Address: 2y & fCArﬂA—D&/ T Address:
Signature: Signature:
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

USPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

i

Signatk{e’:~f\;§}r‘déﬁ 1[ /’K%(U’?—L-;;- Signature: \\

Z » v 5

Print Namer__ L;)/‘iiJf ;/ A/I /{‘4 <3/ {7 Print Name: \
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Thank you once again!

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - Decembel 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

USPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

£, i

Signature: ¥ -ifidlsy F Het o Al , Signature:
Print Namie: /oo fioe P37 21 /7 Print Name:
Address: f P E i Address:

Thank you once again!

Newport Crest Committee for Banning Ranch



Letter to Newpori Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Ernail: concernedresidentsofnewportcrest@yahoo.com

UsPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

Slgnatme,,( 4////’ L/z /Slgnatwe vf)’{” /e"/ Q gﬂ/{(c*/ ’
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Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

USPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

Sighature: / 75/ Y e /1 &—p{isg)%dure
Print Name: \]F}\H P, MACEOM;‘\([{D Print Name:

Adc!ress:lg QITDDWH/L (__,OUVLT Address:
NEWMT et A

Thank you once againl

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents ~ December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348
Emall: concernedresidentsofnewportcrest@yahoo.com

Signature:\‘\bﬁf\t m@., ),\6-\,1\ DD)-)\) Signature:

Print Name: (CLOR )i AP LEe. Print Name:

Address: -3 5 f:;'] o éjzmcf/uﬂ ‘ Address:
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Thank you once againl

Newport Crest Committee for Banning Ranch
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FAX: 945-848-4348

Email: concernedresidentsofnewnorterest@vahoo.com
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Print Name: ,*.N,QDJ A m(Q,,D%M Print Name:
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Thank vou once again!

Newport Crest Committee for Banning Ranch
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Letier to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewporicrest@yahoo.com

Signature: Z/ e // i (/ g % }‘/‘.!/ Signature:
Print Name:; /’v//! / L/)}/}f J/ Print Name:
Address: _/ r(’[//’//// (i f’7ﬁ Address;

Thank you once again!

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

Signattw:/ ; / VA, Signature,%/ // //Z//y////@é/“

Print Name; 04K l;él ¢ e ﬁ’ﬂlﬁ/ Print Name)ég/&’ﬁ/%a/ C. éﬁ‘/ﬁiU I%dy
Address: /49 ugﬂ{//fz?/;’zéd ﬂ/Z Address: é (Z/Zé/z%

Thank you once again!

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners /Developers from
__ Newport Crest Residents - December 20 10

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

Signature:/)/]‘l,«fw %/MM Signature: WM

Print Name: M )z rg ';/ M LR A Print Name: PE TEE L -(Mﬁ NN

Address: /29 VIH MENTONE Address: /29 Vi [MENTONE
Newporr BEdcH R NEwporT BEACH, CH .

Thank you once again! D2 lats P D2 (ot 3

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newpori Crest Residenis - Decexaber 2010

Please sign and returi by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewporicrest@yahop.com

Signature: %w‘;/d-‘"grm"ﬂ“’ Slgnature:
Print Name: A/Bncf/ 56‘/9/)?017 Print Name:
Address: /O Coleesmbirg P~ Address:

Thank you once sgainl

Newpaort Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

Please sigh and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

- ®
Signature: C2 C\%J:\,—/!a Signature:

= 2
Print Name: ﬁ W \C\':\'L?» O Print Name:
Address: | s lo R T L Address:

Thank you once againl

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

WA Neeer ,/,,,J

o o)
Slgnature'.'(/ﬂ A /g g t Signature: __ .~

Print Name: 3 |4 | | I E-'/N Sa lo da /< ¢ Print Name: [’zi’f”f" % // f’»/ ¢ 5
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Thank you once againl

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/ Developers from
Newport Crest Residents - December 210 -

Please slgn and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewporkeresi@yahoo.com

Signature: \,C(AJ\{Q\'\,\)Q J Signature:

Print Name: \{\YY\ ‘ \/Q'@O\ﬂ 0! Print Name!
Address: ﬁ\ 6|UD4 \}\I I\\ (\ WV’\' Address:

Thank you once again|

Newport Crest Committee for Banning Ranch
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Letier to Newport Banning Ranch Owners/Developers frem

_Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Emall: concernedresidentsofriewporicrest@yahoo.com

: P A g—- Signature:

Signatu

Print Namgs Print Name:

_JQMLIM ~%
Address: 19, M‘VH @ﬂ?&{/v{/" Address: _TE 30 [

Thank you once again)

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Crest Residents - December I

please sign and return by Sunday, December 19 to:

FAX; 949-646-4348

Email: concernedresidentsofnewporicrest@yahoo.com
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F A '_.rj i "‘] / f . i X .
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Thank you once again!

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers frox
Newport (:re.st Reqldems December 20 10 -

Please sign and return by sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@vahoo.com

Signature: dd) Signature:

Print Name: /fALp,/?_JE = /@azam Print Name:

Myﬁ/ﬁz /fzzé/ﬁ-f kA Address: -
W Brack, la . Tt

Thank you once againl

Newport Crast Committee for Banning Ranc
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Newport Crest Residents - December 2010

Please sign and returen by Sunday, December 19 to:

FAX: 949-646-4348

Emall: soncetnedrasidentsofngwnorterest@yahao.com

Signature: ¥ UM{‘&\/W& L_/\g
=

Print Name: (32@!‘1@: _A'\]LMQ PrlntName:_‘é&jﬁh}_&m}_ﬂi@&_

Slgnature: _ PR e
@L%J;\ess: 4y t'ﬂ \\ﬂ-\QtA CJ" Addrass: 4 ( ,é_i"_

Thank you once again|

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 20710
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Ernail: concernedresidentsofnewportcrest@yahoo.com

Signature: #— :—ﬁ&%{l{l@: Signature j/ %25%

Print Name: CC"SLE‘I’ l&)mﬁ_duc:r- PnntName SJA:-LJu_—, :Q«;&M}A.L__,
oo INawa
Address: -G 1MP Lop. . Coa @ Address: Dde  IMAL Lops Coa) [ET
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Thank you once again!

Newport Crest Comrittee for Banning Ranch
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Letter to Newport Banning Ranchbwnera/l)evelopers from
Newport Crest Residents - December 2010

Please slgn and return by Sunday, December 19 to!

FAX: 949-646-4348

Emall:

‘ o :
Signature: i Slsnﬂturu:”g,,QA.gQJ_-;@ée«—
print Nemey~ Tpuartbocn (e pay PrintName:__" D} s e iluwr =

Address; 12 Ko [oa. (O Address: _ \ o Ma loa o -,

Thank you once agaln|

Code en M e (.
Newport Crest Committee for Danning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newpor't Crest Remdents December 2010

Please sign and return by Sunday, December 19 to;

FAX: 949-646-4348

Email: concernedresidentsofnewporicrest@yahoo.con

/ﬂf
Signature: Signature:

Print Name:_ /A U“”>~/// ,40 Vg Print Name:
Address: éfm"" Lo (i Address:
S Co oy E fors §~

Thank you once again!

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owners/l)evelopers firom
Newport Cres Crest Residents - December 201 2010
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Please sign and return by Sunday, December 19 to:

FAX: 949-64G-4348

Email: concerpedresidentsofnewporterest@yahoo.com

Signature -”/é/vt'&-/ Signature: \%/U/;’-'/)éz/b@/

Print Name: "EIAS /‘A’L/L—'—. print Name:___ /2= VLS ﬁ:///,é p
Addressi, M Cmf W Nddress: _{ 2y LR liny C’z;‘,/ il

Thank you once again!

Newport Crest Committee for Banning Ranch
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lietter to Newport Bamninég Ranch Owners/Developexs from
Newport Crest Regidents - December 2010

Please sign{ and return by Sunday, Decerber 19 to:

FAX: 949-616-4348

Email: condernedresidenisofnewporicrest@yalico.com

5 ﬁ . Signature:

Signature: :
Print Name xyﬁg‘/@ HW Print Name:
Address: _ﬁ : d Address:

Thank you ¢nce againl

Newport Crist Cominittee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

e T

Please sign and return by Sunday, December 19 to:

)
7

FAX: 949-646-4348

rs
Emall: concernedrasidentsofnewpgoricrast ahoo.com

Signature: @'@M S!gnaturé"%‘S :

Print Name: 74‘/‘//’”6}“7&?&-’ Peint Name: ENIRf h %’h‘-‘- I

Address; w2-2-&" HW Addrass; 22K H’l' 9?: M. 13- G (1Rl
SR OF F2e0]>
Thank you once againl Pmec,-g\.i (R. _}JS

Newport Crest Committee for Banning Ranch | Sorarrmer G ~ob i
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Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010
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Please sign and return by Sunday, December 19 ta:

FAX: 949-646-4348
Email: concernedresidentsofnewportcrest@yahoo.com

Signature: WM Signature:

Print NameU @ g\S{Ig- é/ﬂf &= Print Name:
Address: g m QJO @Cffﬁq Address:

Thank you once againl

Newport Crest Comrnitiee for Banning Ranch
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Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - Decetober 2010 ..

Please sign and return by sunday, December 19 to:

FAX: D49-646-4348

Ernail: coucernedresidentsofnewpnrtcrest@vahoo.com

Signatuge? Signature: —

PrintName! AW Print Name:

Address: or Address:

AP . G003

Thank you once againl

Newport Crest Committee for Banning Ranch
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Letter to Newport Banning Ranch Owoers/Developers from
Newport Crest Residents - December 2010

Please sign and return by Sunday, December 19 to:

FAK: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

Signaturce:' }ﬂ (MJ\M}{ C///@W Signature: W'\/&ﬁ/ 024

print Name: K1 Canyd ¢ LA KSonprntvame: Lnn Tar= 09~

Address: | L )a/um Ffbuuf Address: /- Jg;)u?/ﬁ"ﬂ C)ﬂﬂfif//
\JWA;/LML Ceosckn, CA W%W@/‘C’%[}A \

Thank you once agafn|

Newport Crest Committee for Banning Ranch
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Letier to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - Decembe |

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahon.com

Slgnatureg Slgnature:

Print Nﬁmegép@ %ﬁww\om) Print Nanxezqu@éﬁ”pmm
Address: IUZ WMmb M Sﬂﬁﬂf Address:m M?]l/fmbiff 6‘.1"(%{:’

Thank you pnce againl

Newport Crest Committee for Bannlng Ranch



Letter to Newport Banning Ranch Owners/ Developers from
Newport Crest Residents - December 2010

OMZ,/

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Emall: concernedresidentsofnewportcrest@yahoo.com
USPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

Slgnature: \,CUJ\(\\)}\,\L Signature:

Print Name: \4\Yﬁ‘\/ﬂ\4@0ﬂd Print Name:
Address: ) 6!094\”1“ A Address:

Thank you once again!

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010 ) _

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

Slgnature ., g~ Signature: /[/éé}/////

print Name:_/\] a4 \l/ M F1L N A{O  PrintName: PETER L. /Wﬁ NN

Address: /2.9 VI (MENTONE Address: /2.9 V [H MENTONE
NewportT pEHCH , el Newport RERCH, CH .

Thank you once again! V26Lt3 D2 (ols 3

Newport Crest Committee for Banning Ranch



Newport Beach Planning Commission Study Session
January 19, 2012

On behalf of my fellow Westside Costa Mesa residents, | want to ask for
your support in getting the 19" St bridge off the Master Plan. We along
with Huntington Beach eastside residents do not want the increased traffic
flow in our quiet communities. We do not want our homes demolished so
that autos can save a few minutes coming & going to the beach. Let me
remind you that there is a bridge already just 2700’ away. Mr. Rosansky
was quoted in the paper after the January bridge meeting that we would be
sorry 20 yrs from now if the bridge is not built. | agree that we will be sorry
20 yrs from now, we will be sorry if Banning Ranch is not set aside for open
space. We know that the bridge will enhance the Banning Ranch
development. Why else would talks about building the bridge be revived at
same time of Banning Ranching development discussions. Why else
would Mike Mohler, Banning Ranch developer, be at the bridge meeting?

You probably think it is silly or futile to think of Banning Ranch as open
space for all to enjoy. That is probably what city official thought back in the
mid 60’s when Frank & Fran Robinson fought to protect the Back Bay from
development. Can you imagine today the Back Bay developed with limited
use for citizens? Today it is a gem for school children, hikers, bikers & bird
watchers. Think of what Banning Ranch could be connected to the Talbert
Nature and Fairview Park. An oasis in Orange County.

What about the cost of building a bridge, $150,000,000? | asked OCTA if
this included the cost of eminent domain and 19" st mitigation. They said
no, it is just for the bridge. Add another 30-50 Mil for home demolition and
street mitigation. By the time the bridge is to be built, the cost would
probably be higher.

Traffic projections call for increased traffic and that is one of the factors per
the officials for building the bridge. If future traffic is so horrendous, why
build Banning Ranch putting even more traffic on overburdened roads?

If is house is on fire, do you throw more gas on the fire to save it?

Ron Frankiewicz
Costa Mesa, CA



Planning Commission hearings
From: Terry wWelsh [terrymwelsh@hotmail.com]
Sent: Wwednesday, February 22, 2012 11:34 PM
To: michael Toerge; Alford, Patrick
Subject: Planning Commission hearings

Patrick, I spoke with Planning Commission chair Michael Toerge today about the
upcoming hearings on
Banning Ranch.

oOne of the items we discussed was the idea of each hearing containing a block of
time for the Banning

Rﬁnch anservancy to make a presentation, much in the way that NBR has done during
the study

sessions. The idea is that a block of time would allow a more coherent organized
presentation than

that which could be delivered by individuals speaking in three minutes bursts. Both
the public and the

Planning Commission would greatly benefit by information being delivered in an
organized manner.

There could still be time allotted for individual citizens who aren't board members
of the Banning )
Ranch Conservancy to make public comments.

Anotner option we discussed was allowing people to cede their time to the Banning
Ranc

Conservancy 1in order to make an organized presentation. I have seen this method
used at other

public hearings.

Let me know if you have any suggestions. Michael is also giving this ‘issue some
further thought.

I can be reached at 714-719-2148.

Thank you for your consideration,

Terry Welsh )
President, Banning Ranch Conservancy

Page 1



Banning Ranch Study Session Feb 23 2012
From: RODGER hageman [evenkeel4@sbcglobal.net]
Sent: Friday, February 24, 2012 4:54 PM

To: Michael Toerge; Bradley Hillgren; Kory Kramer; Jay Myers; Larry
Tucker; Fred Ameri; Alford, Patrick .
Subject: Banning Ranch Study Session Feh 23, 2012

From: Rodger Hageman (evenkeel4@sbcglobal.net)

To: Newport Beach Planning Commission

Date: February 24, 2012

Subject: Planning Commission Meeting, February 23. 2012

Gentlemen of the Board, please accept my apology for my inarticulate
presentation at the 23rd February meeting regarding the Banning Ranch plan!!!
You were very tolerant not to cut me off. My vocal cords froze up, or didn't
accept my opinions.

Here is a quick abbreviation of my intended question: wouldn't the proposed

road and highway additions or changes in the west end be highly
disproportionate to the volume of traffic created by the development at optimum
build out? I used an analogy to Balhoa Island which, it is my understanding,

has a population of over 2700 people in 2111 Tiving units. This vs. 1375 new
homes and a boutique hotel. Balboa's ingress and egress 1is served by a simple 2-
lane access road and bridge. Many tourists also add to the numbers as it is
truly a tourist destination. This may be a simplistic comparison of
demographics but basic numbers, if correct, hold some truth.

I also was comparing Costa Mesa, Laguna Beach and Newport. Costa Mesa

becoming the cultural center of Orange County with theater and music, Laguna

the art world's enclave - - economic and population growth not appearing to

hold an edge over maintaining its traditions - - it is promoting a full green belt
?er1meter (Jan. 8, 2012, article 1in 0.C. Register.) Then we, Newport, have a very
arge edge in harbor, waterfront and business. Must we build to the fences?

Must we modify city streets, freeway access and upset the flow of Pacific Coast
Highway to gain access to a Balboa Island sized development?

of course I have many other objections to the entire development and a strong
preference for the land to remain in its natural state. But this wasn't the
evening for subjective complaints.

I had intended to close with a recommendation that we immediately table this
application until the sponsor of the development can return us to $2 fuel.

Thank you.

Rod hageman
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Alford, Patrick

From: Sharon Starbuck [sstarbuck@sbcglobal.net]
Sent: Sunday, March 11, 2012 6:03 PM

To: Alford, Patrick

Subject: Banning Ranch development; pro

I am a homeowner in Newport Terrace who is in favor of the community.



Alford, Patrick

Subject: Planning Commision Meeting 3/8/12

From: Gerard Proccacino [ mailto: Gravytrainl@roadrunner.com]
Sent: Thursday, March 08, 2012 7:38 PM

To: Burns, Marlene

Subject: Planning Commision Meeting 3/8/12

Dear Ms Burns,

| was at tonight’s study session but due to time restraints did not speak. | have a couple of
questions concerning the proposed Banning development that | hope you can pass on to the
members of the planning commission. | thank you in advance.

What precisely are the negative effects on the quality of life for the residents
of Newport Beach as a whole, West Newport Beach , The Lido Sands Community and ME with my
home of 46 years directly in the path of the proposed major Coast hwy
Intersection? Why does Newport Beach need this intrusive mega

development? Why haven't I seen the City aggressively trying to

preserve this final virgin parcel in Orange County for all to enjoy it's

God given Natural beauty?

I pray that you deliberately drill into this proposal to totally see the
negative effects this thing will have on our beautiful Newport Beach.

Why would the City even consider to Los Angelize Newport beach?

Please do not Los Angelize Newport Beach. Thank you.

Respectfully,

Gerard Proccacino

Lido Sands
Newport Beach, CA
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ltem No. 4a

Newport Banning Ranch
PA2008-114

March 19, 2012

Members of the City Council of Newport Beach
The Office of the City Council
Newport Beach, CA 92663

Dear Council Members,

On behalf of the U.S. Green Building Council Orange County Chapter, | write today to express our
organizational support for the Newport Banning Ranch project, which is registered under the LEED for
Neighborhood Development program. In addition, we support public access to Banning Ranch, protection
of sensitive habitat and maximization of open space.

The Leadership in Energy and Environmental Design (LEED) rating system is a nationally accepted
benchmark for the design, construction, and operation of high performance green buildings. LEED for
Neighborhood Development is built off LEED’s success and is a consensus based approach to land
development of whole neighborhoods that unite the principles of smart growth, new urbanism, and green
building to provide a common framework for evaluating and rewarding environmentally-superior
neighborhood development practices.

LEED-ND encourages developers to embrace a comprehensive approach in the design, planning, and
building of a neighborhood which promotes using alternative modes of transportation, improved air and
water quality, and the construction of more sustainable communities for people of all income levels. Some
highlighted features of building and certifying with LEED-ND include:

* Decrease automobile dependence — LEED-ND stresses public and convenient transportation
choices such as buses, trains, bicycles, and increased sidewalks for walking. A focus of program
certification in “smart location” meaning developing locations which produces shorter automobile
trips and reduce traffic congestion. Additionally, a 2009 study found that houses with above-
average levels of walkability, a core component of LEED-ND, command a premium of $4,000 to
$34,000 over houses more spread out.

* Protect threatened species - Fragmentation and loss of habitat are major threats to many
imperiled species. LEED-ND encourages compact development patterns and the selection of
sites that are within or adjacent to existing development to minimize habitat fragmentation and
also help preserve areas for recreation.

* Lower Costs - Benefits of LEED-ND neighborhoods include reduced infrastructure and operating
costs for municipal governments.

The results of building LEED-ND projects are quite clear. Additionally, the process to register and earn
LEED-ND certification also has a number of benefits including a whole-site approach to project planning
and development, consensus and input from all stakeholders, and implementing industry best practices to
help achieve maximum results. The Newport Banning Ranch project has already done due diligence in
pursing LEED-ND certification, registering under the program on 5/6/2010 and hosting a number of
preliminary meetings with local officials and project stakeholders. However, to ultimately be certified, the
plans for the project need to be reviewed by USGBC for pre-certification review prior to the first shovel
hitting the ground.

We hope members of this council work with project developers, residents of Newport Beach, and all
interested parties to advance this LEED-ND project. Please feel free to use USGBC California Orange
County, and the whole U.S. Green Building Council network, including over 22,133 LEED certified
professionals throughout California as a resource. As an organization, we are more than happy to assist in
any form possible.

Sincerely, )
20 1l &Q.f
XA \/e,-d/ - s =
X ?) 3

Lindsey Engelé
Executive Director, USGBC-OC
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Land Use Element

I__ Ronk Acres __l
1 6%
2 96
3 118
Tatal 283

Addidomally, Banning Ranch exhibits distinctive topography that is a physical and visual resource foe
the communiry. The property is divided into lowland and highland mesa areas. Bluff faces raverse the
property pencrally in a north-south direction, separating these and forming an impoeant visual
backdrop from West Coase Highway. Drainage from upland areas in and adjoining the City of Costa
Mesa formed a number of arroyos with riparian habirats. The bluff face geology is highly erodible and
has experienced sliding over the years. Figure LU17 illustrates these constraints.

During the visioning process, residents were divided in opinion regarding the future of Banning
Ranch. Many residents preferred preserving Banning Ranch as open space ar the beginning of the
public process, However, many participants in the process later indicated their willingness to support
some development of the property if it would generare revenue to help fund preservation of the
majority of the property as open space.

Policy Overview

The General Plan priotitzes the acquisivon of Banning Ranch as an open space amenity for the
community and region. Oil operadons would be consolidated, wetlands restored, nature education
and interpretative faciliies provided, and an active park developed containing playfields and other
facilities to serve residents of adjoining neighborhoods.

Should the property not be fully acquired as open space, the Plan provides for the development of
a concentrated mixed-use residential village that retains the majority of the property as open space.
This would contain a mix of houvsing types clustered around a “village center” of local-serving
commercial uses, small boutque hotel, active park, and possibly a school. Buildings would be
located and designed and an interconnected streer system provided to enhance pedestrian actviry
and reduce vehicular trips. Development would be concentrated 1o preserve the majority of the
property as open space, while oil operations would be clustered and wetlands restored. An internal
teail system would be developed to link uses within its neighborhoods and distders and provide
access to adjoining neighborhoods. While the Plan indicares the maximum intensity of
development that would be allowed on the property, this will ultimately by determined through
permitting processes that are required to satsfy stare and federal environmental regulatory
requirements,

L 5.3
Preferably a protected open space amenity, with restored wetlands and habirar areas, as well as active

community parklands to serve adjoining neighborhoods.

Hewport Beach General Prun



General Plan Policy Statement
on Banning Ranch

Policy Overview

“While the Plan indicates the maximum
intensity of development that would be
allowed on the property(Banning Ranch), this
will ultimately by determined through
permitting processes that are required to satisly
state and federal environmental regulatory
requirements.”
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Land Use Element

PERMITTED USES

w “l‘

Wwes2

wéss

Qil Operations
Rebocate and chaster all opetatkiny, (e £.1,4.1)

Active Communety Pack

Accommodate 2 commuony park of 20 to 30 acres that concains active
plavfichds thar may be hehted and s of sufficene acreipe 1w serve adinineg
oeighbochoods und residents of Banmng Ranch, if developed, (des 27, 4.0)

Habitar and Weiksnda

Restore 3od eshance werlands sod wildlife habiats, in acoordance with the
roqaremnaents f stite and federal gences. ey 10, 4.7 4.5 1481

DESIGN AND DEVELOPMENT

Wwés4

STRATEGY
Wwess

Relasionslap of Development o Environmental Resources

Develuprmens shoukd be Jocated snd designad 1o peeserve anel/or mingsee for
the loss of wetlinds and drunage course habmae, It sbull be locared 0 be
conguous ad compatible with exsaning and planned developroent along its
eastern propeny line, peeserving the conpectvity of wildife comdoes, and set
back from the blutl Gices, aloegg which shall be Jocated o Ineer park 1o provide
pohlic views of the ocesn, wethods, und susmeding open spaces. Lswnor
lighteng shall be bocated and desspnesd o minimsec ght trospusy from developad
arcas onto the blaffs, nparan habitat, arroyos, and dowfand kabitar aress. (e
(F R

Public Vicws of the MNopeery

Development shall be boauted aod desymned 10 prevent residences on che
oty feoam demmating pehlic views of the hlatf faces froen Coss Highway,
the ocean, wethinds, and swreding open spaces, Landscape shall be
tcoeporated o soften cews of the she crsble fram pablicy ownal ares and

puhhic view poines, dsg 37, .7)

Coordination with Stare and Federal Agencies

Wark with sppropasw state and foderal agenoey we sdentity sedaode and
babitats to be preseeved amd /or vestosed and diese an which development will
be pcrmmn—l. (Tap 747, 24.0))

Newpar! 8sach General Flan



General Plan Land Use Policy
Statement on Banning Ranch

Land Use Goals

LU 6.5.3 Habitat and Wetlands

Restore and enhance wetlands and wildlife habitats,
in accordance with the requirements of state and
federal agencies.

STRATEGY

LU 6.5.6 Coordination with State and Federal
Agencies

Work with appropriate state and federal agencies to
identify wetlands and habitats to be preserved and/or
restored and those on which development will be
permitted.



Newport Banning Ranch EIR

Responses fo Comments
Comment Letter S1b
STATE OF CALIPORIGA - SATURAL RESOLRCES AGENCY PDMUND G RROWNS, R, Gorer e
CALIFORNIA COASTAL COMMISSION @
South) Cosst Area Office
200 Dossagase, Suts 1000
Lowy et CA S04
15 o0
November 8, 2011
Patrick J. Aford, Planning Manager
City of Newport Besch, Communty Development Department SCEVED 5
3300 Newpor! Boulevard
.0, Box 1768 Y
Newport Beach, Calfornia 52658-8915 NOY 09 2011
RE  COMMENTS ON DRAFT ENVIRONMENTAL IMPACT REPORT &, P8vEome
SCHE 2008031081 ® popct ¥
Ste Newport Banning Ranch
Newport Beach, Orange County
Dear Mr Alford

Thank you for tha opportunity to review the Draft Znvronmental Impact Report for the residential
and commercial cevelopment at Newport Banning Ranch. According o the Draft EIR, the
proposed project Includes 9,375 residantial dwelling urvis, 75,000 square feet of commercial
space, @ 75.700m resort inn, spproximataly 51.4 gross scres for active and passive park uses, and
252 3 gross acres for natural resources protection in the form of open space.

Thae foliowing comments add-ess, in a prefiminary manner, the issue of the proposed project's
consisiency with the Coastal Act This lefter is ar overvew of the ssues we ve dantified at this
tme based on the tme available for analyss and the information we've been presented and is not
an exhaustive analysis. The commenis contained harein are praiiminary and those of Coastsl
Wmmmwmmmmumuuwcqmom of the Coastal

I The DEIR states that the applicant intends to request a 'master coastal developmant perma’ from 1
the Coastal Commission for the proposed development. The DEIR suggests that the Commission
be asked (o provide & prelminacy review and approvad of land uses. with details of some
portions of the development. and lesser details fo' other pans of the development |t also
uggests the Master COP” would set up a process for delegaling review and approval authorlty for
details of the project to the City when the City has no authorty for ultimate approval of any
of the project, There is no statulory or reguletory authortty for the kind of coastal development
It review process described in the DEIR, Rather, the process the DEIR descridbes s more
10 regquesting approval of a Loca!l Coastal Program, not s coastal developmant parmmit. Such
would need 1o coma from the City and nat the developer.

the scope and complexity of the proposed progect. Commission staff would recommend that
project be considerad in the context of 3 Loca Coastal Program review, submitted by the City
would allow for consideration of significant threshold issues at the planning level, such as the
, location and intensity of development that would be appropriate for the ske given the 2
ities estabished under the Coastal Act and the consiraints present on the site (e g biological
, geclogic hazards, etc ). Furthermore, we do not endarse the ‘mastar COP process

in the DEIR, and believe 4 would be unworkable. The COP process is not appropniate
analyzing concoptual projects. rathar i is designed for consideration of specific projects with




Newport Banning Ranch EIR

PageSof 15
8 Determination of ESHA
The figures shown in the DEIR only include one year of survey data. In reviow of provious projocts
on or near the Newport Banrning Ranch property (Coase and Desist Order CCC-11.CD-03,
Consent and Restoration Order CCC-11-R0O-02, and Coastal Development Permit 5-10-168), the
Commission stalf has reviewed a contnuous survey record of gnatcatchor usage from 1982 to
2009. However, only a single year of data is shown for the usage of sensitive species of the
propedy, and of this year of data, only 3 single poirt is shown 10 indicale usage. A single year of
data is nol sufficient to draw conclusions regarding the usage of habitat on the subject site by
sensitive speces,. as same sansitive speces, such as Burrowing Owis, may be absent ons winter
and present the next. Furthermore, surveyors do not always detact rare species they ane
searching for, aven when individuals are present. Finally, & point does not indicate the range of
habitat that was obsarved by the surveyor, and does not indicate the entirety of the habitat which
should be protected, For these ressons. the EIR should be updated to reflect all known

puryey data regarding 1AL

An ESHA designaton s based on site spacfic cecumstances, and, except for the portion of the A
site that is pan of the Sunset Ridge Park project that was heard at the Commission's November
2011 hearing, tho Commission staff has nct yet performed a formal ESHA delineation for the site.
However, the site is known 1o support significant numbevs of sensitive species, and there are |ikely
dwlemtdeWonlmul. ESHA determinations are based on sile specific
clicumstances, which the Comrission has not had the sbility 10 review in ful. However, generally,
habital which suppons sensilive spaces would be considered ESHA. Other examples of potential
ESHA include rare community types, such as Coastal Bluf! Scrub, and non-native or degraded
habitat that supports special status species.

As $3te0 above. Coaatal Aot Section 30240 roquires that dovelopment avoid impacts 10 ESHA
Therefore, it is important that the EIR process incorporate a detormination of probabdle ESHA
mmmmummmmmwmmmbdwmunm

In regards to Coastal Act Section 30240, The DER states:

The Project is dent with ihis secti s.amcudmoaemwm
mapped the vegelalon lypes and special stolus sp o ocour within
the Profect Site. mmmmmmmm oand
compensale for the placement of development wilhin these areas o prevent a sutstantial
degradation of these areas or significantly aisrupt hatia! values. The detarmination of what
8083 woulkd be regulatod as ESHA would bo made by the Coastal Commission as part of
the COP process for the Projoct,

Mm-mq-mwwnwbu-dmmummmu
proposed in the EIR does not appear to be compatible with Coastal Act Section

L

30240

The proposed project inchudes a four ane arferisl from West Coast Highway 1o access the subject
site  Coastal Commission Staff recently analyzed the habitat resources present in the footprint of
the proposed road in processing the Coastal Davelopment Permit for Sunset Ridge Park by the

AT s R RTORTC AR 12 e 21 Fezponzes 1o Ervironmental Comments



Newport Banning Ranch EIR
Responses %o Comments

Page 11 of 15

(3) In open coastal waters, other than lands, including streams, es, and
Mu,mornmmmumummoltmﬂwm
public recreational piers that provide public access and racreational opportunities,
(4) Incidental public service purposes, including but not fimited to, burying cables
and pipes or Inspection of piers and maintenance of existing intake and owtfall lines.
(5) Mineral extraction, including sand for restoring beaches, except in
anvironmentally sensitive areas.

(6) Rastoration purposes.

(7) Nature study, aquacuiture, or similar resource dependent activities. .

(e} fn addibon fo the othar provisions of s section, mmm«mln
existing estuaries and wetlands shall maintain or enh. pacity of
the watland or estuary....

Tha City's Cosstai Land Use Flan states:
4.2.2-3. Require buffer areas around wedlands of a sufficint size 1o ensws the biclogice!
ntegnty and preservalion of the wvlmndlnsrmyamdsmamdroprmet Wetignd's shal
have 8 minimum bulfer widlh) of 100 fee! where b, Senaler wetland buffars may
be aowsd only where if can be demansirated that 1) 5 100-foof wide buffer is nof possiie | 23 cont
due (o sle-speciic constranis, and 2) ihe proposed narrower baffer would be amply
profectave of the bafogical legnity of the satfand ghvan the ste-specific charactenstics of
the resource and of the type and intensily of disfurbance

In summary, watiands are protecied under the Ceastal Act and the City of Newport Beach certifiad
Landg Use Plan. The development sllowed in wetlands = restricted to certain alowable uses, and
development adfacent o wetlands must be sited with approprate buffers 10 ensure the
continuance of the wetland.

It appaars that davelopment is propesed within wetlands. A comparisan of exhibits 4.6-3a, 4 6-8a
and 4.6-65 shows that development is being pr d within mapped wetands st drainage course
A, B, and C, that devel L is proposed within aporosimalefy 30 feet of a mapped wetland
containing endangered fairy shrimp at wetland point 185, developmert |s proposed In areas which
likely quably as wetlands, ss describad above, and many of the mappad weliands are located in
close vicinity 1o areas planned for permanent development,

Thevefore, the proposad project does not Io be consistent with Coastal Act Sections 30231
and 30233 bec: the prop ‘,. i weuld mminihoalmwonofdegmdaﬁmofweum
Sty b

wetland resources. The EIR should lbo conubv dtlmltivu thu avoid m(lmd inplcta
and result in the establishment of appropriate habitat buffers between development and
wetlands.

X Archeology
Caltural and Paleontological Resources -

Section 30244 of the Comstal Act rexquires the p lon of archacological and paleonselogical
resources and states in past:

T Pojectnmpert ot RTCITC-O31812 2o TET Rezponzes 10 Ervironmental Comments.



Newport Sanning Ranch EIR
REsponses i Commants

Because the Banning Ranch property is a DCA in the City's CLUP, the policies in the City's
CLUP are not applicable to the Banning Ranch property. Comespondence from the Coastal
Commission during its review of the City’s CLUP requested that references fo the Banning
Ranch property be removed. Because the City does not have a certified LCP, and the City's
CLUP does not include the Bannming Ranch property. the City acknowledges that any
consideration of a Coastal Development Permit for the Project site would require a finding of
consistency with the Chapter 3 policies of the Coastal Act. The Draft EIR provides am analysis of
the proposed Project with the California Coastal Act as required by the State CEQA Guidelines
Section 15125. Please refer to Sections 4.1 through 4.15 of the Draft EIRL

Response 5

The City acknowledges the Coastal Commission's comments regarding Section 30240 of the
Cioastal Act and the importance of buffers for ESHA as well as the fact that both the Coastal Act
and the City's CLUP identify the importance of protecting ESHA and avoidance of impacts to
ESHA. Please refer to the Topical Response: ESHA.

As noted in the response to Comment 4, the Banning Ranch property is not included within the
City's CLUP nor is an amendment being proposed at this time to include the Banning Ranch
property in the City's CLUP. Consequently, while the CLUP may provide guidamce it is mot
binding on the Bamning Ranch property. The Draft EIR provides an analysis of the proposed
Project with the California Coastal Act as required by the State CEQA Guidelines Section
15125, Please refer to Sections 4.1 through 4.15 of the Draft EIRL

The purpose of the Draft EIR is to analyze a proposed project's impact on the physical
environment. It is not, in and of itself, a policy consistency analysis, except to the extent that
such inconsistencies reveal environmental impacts that otherwise are not discussed. Section
4 8, Biological Resources, of the Draft EIR analyzes the proposed Project's impact on biolegical
respurces, including federal and State listed endangered and threatened species, sensitive
plant and animal species, and specific habitats such as wetlands and vemal pools. All impacts
fo these resources would be mitigated or avoided with the Mitigation Program set forth in
Section 4.8 of the Draft EIR., and therefore would be protected as against disruption of habitat
values. The Draft EIR acknowledges that the Coastal Commission makes the determination as
fo whether any or all of these constitute ESHA under the Coastal Act, and application of the
paolicies of the Coastal Act to the existing conditions on the Project site would be undertaken as
part of the Coastal Commission's Coastal Development Permit process.

Response &

The Caoastal Commission suggests that the EIR examine historical data on the use of the
Project site on sensitive species and be updated to reflect that usage. The Coastal Commission
states that ESHA determinations are made on site-specific circumstances. Please refer to the
response to Comment 5 and Topical Response: ESHA. Section 4.8, Biclogical Resources, of
the Draft EIR analyzes the Project’s impacts on biclogical resources, including listed species
and sensitive habitat. As the Coastal Commission comectly notes, an ESHA designation is
based upon site-specific circumstances and is a finding to be made upon application of the
policies of the Califomnia Coastal Act. The City anticipates that as part of the Coastal
Commission's review of the proposed Project it would make a determination of the
presence/absence of ESHA on the Project site. That said, as noted abowve, Section 4.8,
Biclogical Resources, of the Draft EIR analyzes the proposed Project's impact on biclogical
resgurces, including federal and State listed endangered and threatened species, sensitive
plant and animal species, and specific habitats such as wetlands and vemal pools. All impacts
iz these resources would be mitigated or avoided with the Mitigation Program set forth in

R Pojsctriesport 0! SRTTRTC-TH 512 tor IE4 D to Ervr = =



Newport Sanning Ranch EIR
A 0 Co s

Section 4.6 of the Draft EIR, and therefore would be protected against significant disruption of
habitat values. as reguired by Public Resources Code Section 30240. With respect to the
suggestion that the EIR should evaluate historic data to determine whether the Project would
cause impacts on the environment, this suggestion is not consistent with CEQA.

The State CEQA Guidelines Section 15125(a) states, “An EIR must include a description of the
physical ernvironmental conditions in the vicinity of the project, as they exist at the time the
matice of preparation is published”. The Motice of Preparation was published on March 18, 2000.
The Motice of Preparation was published on March 18, 2008. Using data that is ower 20 years
old would not be relying on the most current and accurate information required by CEQA. The
mast current information serves as the baseline conditions by which the lead agency determines
whether an impact is significant. CEQA also states that the description of the envirommental
setting shall be no longer than is necessary to form an understanding of the significant effects of
the proposed project and its altematives. If historical data is not substantially different that the
recent data available for conditions on site, it is not necessary to reference old data sources
whether this older data provides no nesw/valuable information that would have a effect on the
Project findings.

There are reasons where the incorporation of species data from past data would not be needed
or appropriate for the proposed Project:

# Environmental site conditions have changed over that past 20 years which could result
im a slightly different flora and fauna component of the Project site. This data would
thersfore not be current.

» Momenclature has chamged for many plant and wildlife species in the area and there
would be confusion as to which species previous reports may have been referenced.

* Many of the previous survey reporis do not have species compendia. It is unclear
whether the survey compendia data is accessible.

Response T

The Coastal Commission letter questions whether the proposed Project can be found consistent
with Public Resources Code Section 30240 because of recommended findings in a Staff Report
prepared for the Coastal Commission with respect to the separate Sunset Ridge Park project
The Ceoastal Commission suggests that the EIR evaluate alternative intensities of development
and altemative access to the site that is not dependent on access from West Coast Highway.

The City is aware of the Coastal Commission's recommendations that were prepared for the
Sunset Ridge Park application including the recommended finding that the proposed arterial
road would be inconsistent with the Coastal Act. However, the Coastal Commission has not yet
acted on the City's CDP application for Sunset Ridge Park, and me findings or determinations
have been made by the Coastal Commission as to the Sunset Ridge Park, including the access
road that traverses the Mewport Banning Ranch property. In addition, and more importantly, the
Coastal Commission's suggestion included an acknowledgment that it would approve an access
road from West Coast Highway under some circumstances.

The proposed Project provides access points from 157 Street, 1687 Street, 17" Street, and 127
Street in addition to entry from West Coast Highway. The Mewport Banning Ranch Draft EIR
includes a Traffic Impact Analysis for the proposed Project and considers alternative intensities
of development on the site which would reduce the amount of traffic on Bluff Road and North
Bluff Road. Please refer to Section 7.0, Alternatives to the Proposed Project, of the Draft EIR.
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with the approved Model WQMP) would be prepared as part of the Coastal Development Permit
application package submitted to the California Coastal Commission.

Response 21

The comment is noted. The Preliminary WOAMP [see Appendix A to this Responses to
Comments document) prepared for the proposed Project includes the all of the site design and
source control [structural and non-structural) BMPs anticipated for the Project based on the
level of detail provided and available in the Draft EIR. The Final WQMP prepared in conjuncticn
with the Coastal Development Permit application package to confirm which of these specific site
design and source contrel BMP's would be used in the final plan.

Response 22

As discussed in the Draft EIR, the delineation included identification of wetlands and riparian
habitat subject to regulation under the California Coastal Act by the Coastal Commission using
the methodology that relies on only one of three characteristics (i.e., a predominance of wetland
vegetation; or a predominance of hydric soils; or wetland hydrolegy). As the Coastal
Commission has indicated in its comment letter, the “pools may also qualify” (emphasis added)
as defined wetlands under the Coastal Act because of the presence of San Diego fairy shrimp.
Of the seven on-site pools that support San Diego fairy shrimp, teo were identified as Coastal
wetlands im the Draft EIR. The remaining five pools that support San Diego fairy shrimp on site
are not wvemnal pools. They are artificial pools created by excavation and berming in grasslands
fo protect cilfield access roads. oil sumps with contaminated scil, and low lying scrapes
overlying existing oil pipelines. The City does not consider these areas to be Coastal Act-
defined wetlands due to the lack of (1) a predominance of wetland vegetation, (2) predominance
of hydric soils, or (3) wetland hydrology.

Response 23

The comment sets forth provisions from the Coastal Act and the City's Coastal Land Use Plan
(CLUP) regarding policies pertaining to wetlands resources. The City ackmowledges the
protection afforded wetlands under the Coastal Act and its CLUP. As noted in the Topical
Response: Vemal Pools, a wetlands delineation of the Project site was performed using the
Coastal Commission's definiion of wetlands. The Applicant has sited development uses in
recognition of its proximity to Coastal Act wetlands. With respect to the development proposed
within mapped wetlands at the drainage courses, please refer io the response to Comment 17.
This response addresses the water quality features that are proposed in this area and which, in
order to maximize their effectiveness and the goal of improving coastal water quality, require the
construction of these basins in the areas proposed. With respect to the other areas identified in
the comment, wetland areas are buffered from adjacent development to protect against the
degradation of the wetlands on the Project site. It should be noted that under cumrent conditions,
these wellands exist in an operating oilfield and in some instances have been artificially created
as a result of oil operations. Implementation of the proposed Project is intended to improve upon
these existing conditions and provide habitat benefits in comparison to the curment condition or
the Mo Project Alternative.

Response 24
The Coastal Commission's question regarding whether all permits were obtained concemns a

matter of regulatory process under the jurisdiction of the Coastal Commission and does not
present a comment regarding the adequacy of the environmental impact analysis in the Draft
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Correspondence
ltem No. 4c

Alford, Patrick Newport Banning Ranch
PA2008-114

From: RODGER hageman [evenkeeld@sbcglobal.net]

Sent: Thursday, March 22, 2012 3:08 PM

To: Michael Teerge; Alford, Patrick

Subject: public hearing March 22, 6:30 p.m.

March 22, 2012

Michael Toerge, Chairman Patrick Alford
Newport Beach Planning Commission Manager, Planning
Department

Strataland@earthlink.net
Palford@NewportBeachCa.gov

Re: Public Hearing / Newport Banning Ranch/March 22, 2012 / 6:30 PM

Gentlemen,

This letter is written based upon the Vision statement of the
Newport Beach General Plan which states “we have a

conservative growth strategy that emphasizes resident's quality
of life”

The writer, a so called NIMBY, (Not In My Backyard) herewith gives notice to the City of
Newport Beach that he opposes the Planned Community known as “Newport Banning
Ranch Development” on the NW and south border of Newport Beach. Application

No:PA2008-114. Guidelines of objections follow and will be more explicitly described in the
future:

1. The Development ge nerally identified as “Banning Ranch” was not included in the
ballot measure of 2006 which modified the General Plan of the City of Newport

Beach. Therefore, its application must adhere to and fit within the statistical changes

prominently mentioned in “V” of the General Election Official Ballot of 2006


mburns
Typewritten Text
Correspondence
Item No. 4c
Newport Banning Ranch
PA2008-114


2. Undated Notice of Public Hearing regarding this matter is postmarked March 13,
2012 by USPS and was received March 14. We believe that public notice allowing
only 9 days of response time violates City of Newport Beach's established legal
requirements of 10 days and fails the test of fair and equitable public relations.

3. A required final Environmental Impact Report has not been presented to the public to
allow proper study by those who may be affected by some adversity created by
implementation of the development.

4. The notice of the public hearing suggests the Planning Commission will be making its
recommendations to the City Council immediately. Otherwise why the rush for a

public hearing? Can the Commission make recommendations in the absence of a
final EIR?

5. The City Council ap proved a “Statement pf Overriding Considerations” which
notes that there are specific economic, social and other public benefits that
outweigh the significant unavoidable impacts associated with the General Plan.
Such impacts will render living standards of NEWPORT CREST and property values
of the Crest and adjacent homes and other occupants such as business and schools
to be devalued!

6) The multi-year earth moving and construction's negative impact will drive affected
parties out of their neighborhoods. Living in dirt and dust, bright night illumination, noise
and other noxious exposures will make home life, recreation, sleeping, distress to the
bedridden and other physical impacts unbearable. Oh yes, sales will be impossible. It is
tantamount to a “taking” by the power of eminent domain.

7) The DEIR and EIR are a product requested by the City of Newport Beach, it's customer.
It seems that in the interest of the City's fairness doctrine, the town's population be granted

an equal EIR study by a firm of its choosing and a SSIR (Social and Societal Impact
Report.).

8. Is the taking or anne xation of another party's 360 acres to join the very small part
that Newport has, 40 or so acres, look like a modest “conservative growth strategy”?

2



Especially when it is at the cost of a major disruption to at least 460 homeowners;
maybe 1500 residents

9. Certain fee simple rights and duties attach to Ca lifornia property whether a home or
business.

r.hageman
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Correspondence
ltem No. 4d

o Newport Banning Ranch

—~ Banning Ranch ™"

Va Consertvancy

Via Email Transmission thru
Patrick Alford, Planning Manager
City of Newport Beach

March 22, 2012

Michael Teorge, Chair
Newport Beach Planning Commission
City of Newport Beach, CA

Dear Chair Teorge,

On behalf of the Banning Ranch Conservancy and the thousands of members of our
group and affiliated groups, we request a fair and equitable process for the Newport
Beach Planning Commission hearings that begin today for the proposed Newport
Banning Ranch development project.

As was evident from the Planning Commission study sessions, public participants were
not satisfied that ample time was provided, nor was there encouragement for any
significant participation by the public. We were assured by you that the hearing process
would provide that opportunity and that we should more fully participate in the hearings.
Further, as a public agency, the City of Newport Beach and its public bodies are required
to encourage the fullest and widest public participation in the public hearing process. To
that end, we request that the following process be established to assure responsible public
participation.

Pro forma, following the announcement of the item at the hearing, staff and consultants
would provide a review of the project and the proposed EIR for Commissioners and the
public, followed by a Q & A session between Commissioners and those presenters. The
public hearing would then be opened with a probable opportunity for the applicant to
present any comments. Members of the public would then be invited to comment within
the normal three-minute timeframe for each. All of this is common and appropriate.

Now for the deviation from the pro forma. We request that the recognized, organized
public group, the Banning Ranch Conservancy, be permitted to make a comprehensive,
coordinated presentation on behalf of all our members. Instead of having potentially
hundreds of public comment speakers, one organized group will speak on behalf of all
our members. This will be a much more effective and efficient manner in which to
conduct the hearing. It will prove beneficial to the Commission, staff and the public. In
return, we will reduce the number of public attendees to accommodate and not
overwhelm the Commission, the facilities and the process.

www.banningranchconservancy.org
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P. 0. Box 16071
Newport Beach,
CA 92659-6071

(310) 961-7610

For our presentation, we request a time grant of four (4) hours. Recognizing that the EIR
is over 7300 pages, that there were many comments and responses totaling over 1000
pages and that there are many significant issues to be addressed, we feel this is an entirely
reasonable request for time. (In three-minute time periods, this would total only eighty
speakers, much less than the potential number of speaker/members of the Banning Ranch
Conservancy.)

One note, this request for time and our commitment to adhere to its inherent restrictions
is applicable only to the Banning Ranch Conservancy and our members. We dare not
suggest to represent members of the public who may differ with our opinions or are
unfamiliar with or unknown to the Conservancy. Therefore, we recommend that any
members of the public in those or similar circumstances be afforded the first opportunity
to comment at the hearing.

This requested process is reasonable, timely, efficient and not without precedent. As a
former planning commission chair, | can certainly understand any reluctance, but I am
experienced in the use of the above-requested process from both sides of the dais and |
can assure you of its effectiveness and do-ability.

The Banning Ranch Conservancy and our members appreciate the opportunity to fully
participate in this very important public hearing for the proposed Newport Banning
Ranch EIR.

Please contact the undersigned at 310/961-7610 for further clarification and/or to discuss
arrangements. Thank you.

Sincerely,

Steve Ray /s/

Steve Ray
Executive Director
Banning Ranch Conservancy

cc: Patrick Alford, Planning Manager, City of Newport Beach
Dr. Terry Welsh, President, Banning Ranch Conservancy
Banning Ranch Conservancy Board Members
File Copy

www.banningranchconservancy.org
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Please distribute

From: RODGER hageman [mailto:evenkeeld@sbcglobal.net]
Sent: Thursday, March 22, 2012 4:04 PM

To: Michael Toerge; Alford, Patrick

Subject: ballot 2006 Banning

March 22, 2012

Michael Toerge, Chairman, Planning Commission Patrick Alford, Manager, Planning Dept.

Strataland@earthlink.net Palford@NewportBeachCa.gov

Gentlemen,

Notice is hereby given that the continued reference to the Nov. 7, 2006 general election as
the authorization for the development of NEWPORT BANNING RANCH, then, it appears to
be inaccurate.

The Official Ballot, a one page document, makes no reference to the so-called BANNING
RANCH. Neither does its page two, a formal “Impartial Analysis by the City Attorney,
Measure V,” make any reference to BANNING RANCH.

If the authorization is contemplated by reference to esoteric documents such as Land Use
Map, Land Use Tables, Land Use Element, “comprehensuve update of the General Plan”,
etc, it also fails to sufficently notify a ballot reader of the BANNING matter and therefore
cannot be authorized by the Nov. 2006 election ballot. It will have to fit the new criteria and
stand on its own as any other new development would. Major changes in the land use
element surely is entitled to broad public discussion and specific agreement by the public
at large.

If the Banning Development were to represent a traffic increase of say,10,000 to 20,000
daily trips and the Land Use Element states there is to be a reduction in trips by 28,920,
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then? If allowable dwelling units be only increased by 1166 units who has to take their
house and move to another community to allow for the increase of 13757

Thank you.

r hageman



Jan Goerrissen, Ph.D.

883 Arbor St.

Costa Mesa, CA 92627
jgoerrissen@sbcglobal.net

March 22, 2012

Newport Beach Planning Commission
City of Newport Beach

3300 Newport Boulevard

Newport Beach, CA 92663

Dear Council Members and Planning Commissioners of the City of Newport Beach,

| am writing to express my opposition to the proposed development of the Newport Banning Ranch
community. | see a number of reasons to oppose the development, including: 1) the loss of additional
critical coastal habitat in southern California, 2) the loss of the opportunity to fully maximize the acreage
for open space as a recreational attraction for residents and tourists, 3) the inevitable destruction of
critical habitat for several animal species with conservation status, 4) lack of access due to the California
Coastal Commission’s blocking of the access road from PCH and removal of the 19" street bridge from
the county master plan, and 5) subjecting Costa Mesa residents to increased traffic, noise, and air
pollution.

Due to the now limited extent of public coastal open space and habitat in Orange County and southern
California in general, the importance of protecting this area from development cannot be overstated.

Of particular importance, the area for proposed development has increased habitat value due to it’s
connectivity with the Talbert Preserve and the Santa Ana River. More open space is needed not only for
California flora and fauna, but for long term quality of life for residents in the form of recreation and
living in an aesthetically pleasing area. This is a lot to trade off for shorter term gains in potential profits.

| would also like to take this opportunity to report hearing the endangered Clapper Rail in January and
then | confirmed a sighting in February 2012 on the property from the Santa Ana River trail. | have a
doctorate in Ecology from the University of California, Davis with an emphasis in avian ecology, and
therefore take such sightings very seriously.

Thank you for your time in consideration of my opinions.

Sincerely,

«%gﬁpfﬁzd&x\

Jan Goerrissen, Ph.D.
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OCTA removes 19th Street Bridge from plan

Move ends years of studies, controversy about the potential bridge over the Santa Ana River
that would connect Costa Mesa and Huntington Beach.

E a Comments 3 Share 44

By Mike Reicher
March 12, 2012 | 7112 pom.

ORANGE — The Orange County Transportation Authority Board of Directors voted Monday to strike
the proposed 19th Street Bridge from the county's master plan.

The move effectively ends decades of studies and controversy about the potential bridge that would
have linked Costa Mesa and Huntington Beach over the Santa Ana River.

Environmentalists and 10th Street residents pleaded Monday to eliminate the bridge, as Huntington
Beach Mayor and OCTA Director Don Hansen ushered through the unusual vote to change the
county's long-standing master plan.

TOPICS Newport Beach leaders were the lone holdouts among the
three most affected cities; Costa Mesa and Huntington Beach
opposed the bridge. Under the county's typical procedures, all
o Board of Directors three would have to agree to abandon the bridge idea.

e Highway Transporiation

e Janet Nguven

But OCTA directors agreed that the bridge was unlikely to ever
be built because of its forecasted $150-million cost, the
difficulties in obtaining permits from state and federal
regulators, and intense opposition from nearby residents,

The vote was unanimous, except for OCTA Director and
County Supervisor Junet Nguyven, who abstained.

"We're feeling very relieved,” said Sandie Frankiewicz, who
owns two homes on 19th Street, one of which would have
likely been demolished to widen the street for the bridge.

Officials from Huntington and Newport said Monday that they
would discuss ways to improve the existing roadways to
accommoeodate the anticipated population growth.

"The city of Huntington Beach is very much aware that the
elimination of this bridge has consequences,” Hansen said.

More traffic on Coast Highway was one of the reasons Newport City Councilman Steve Rosansky
revived talks about the bridge last year. Since the early 1090s, residents and officials in Costa Mesa
and Huntington have worked to scrap the bridge, but Newport kept protesting, causing the process to
stall.

Rosansky and Newport Deputy Public Works Director Dave Webb spoke at the meeting in an attempt
to keep the bridge talks alive and to obligate the other cities to make traffic fixes. They hoped to
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replicate a process that OCTA undertook up the river with the Gisler-Garfield avenues bridge, another
proposed Costa Mesa-Huntington connector that faced a similar predicament.

After they couldn't agree to build or remove that bridge, Huntington, Costa Mesa and Fountain Valley
officials decided about five years ago to improve existing streets near Gisler, instead of building the
bridge.

But the span remains on the county master plan, in case the other measures aren't successful.

Without that type of agreement, Webb said he was skeptical that other cities would work to alleviate
traffic.

"What are the assurances that any mitigations are going to be done?” Webb asked after the vote.

Even though the Gisler-Garfield improvements appeared to be helping, County Supervisor and OCTA
Director John Moorlach also called for that bridge's removal from the master plan Monday. He said
that eliminating both should be accomplished in "one fell swoop.”

That request appeared to take OCTA staff members and directors by surprise, and Moorlach asked for
the issue to be brought before the board at a future meeting.

One significant reason the county maintains a master plan of highways is to assist cities and
developers in planning for future growth. Since the plan was created in the 1950s, local agencies have
used the proposed 19th Street Bridge in their traffic forecasting, and have required developers to
make road improvements accordingly.

Developers will now have to adjust.

Without the bridge, Newport Banning Ranch would generate congestion at more intersections than
with the bridge, according to its environmental impact report. The proposed large-scale residential,
resort and commercial development near the border of Costa Mesa and Newport would trigger failing
grades at nine additional intersections, including seven intersections on West Coast Highway.

mike.reicherilatimes.com

Twitter: @imreicher
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ouling, for news, entertainment and sports in Costa

Mesa and Newport Beach.
Fair Board votes to
stop elephant rides

Code Enforcement tackling South _
Bristol Street, Balboa Village |

Comments (3) Add / View comments | Discussion FAQ

fattyboup at 742 PM March 12, 2012

Stop the massive development project at Banning Ranch (over twice as large and nearly six
times as dense as anything ever built along the OC coast in recent memory).

Save Banning Ranch as open space for future generations!

Join the Banning Ranch Conservancy www.banningranchconservancy.org 714-719-2148

KevinNz2 st 1:20 PM March 12, 2012
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To: Michael Toerge, Chairman, Planning Commission
From: Olwen Hageman, 7 Goodwill Court, N.B.92663  evenkeeld@sbeglobal.net 949 642-1998

Under “Existing Conditions” the DEIR states that the SOCAB has the worst air quality in the U.S.
4.10.4, Climate and Meteorology” page 4.10.9

Here are photographs of the air quality in my neck of the woods.

1) Pollution over land. Pollution over the land, another view.
2) Pollution over ocean/obscuring the Palos Verdes Peninsula.

The DEIR refers to some impacts from the development as “significant but unavoidable”. Given the
poor quality of air to begin with, why cannot remediation and construction be limited to the point where
impacts would not be significant?

We already have pollution from Newport Blvd, Superior, PCH Placentia and, if it were approved, Bluff
Road. Children at Carden Hall School and residents from rehab facilities walking on Superior would be subject
to this additional pollution. And how is Hoag Hospital affected by this same polluted air.

The City's Vision for the General Plan states “we have a conservative growth strategy that emphasizes
residents' quality of life”. To permit any condition to be significant and unavoidable would not emphasize
quality of life for its West Newport Beach residents. Quite the opposite. Even if it is within the law, is it
morally acceptable to lower the quality of life for existing residents, some having resided for 30+ years? Plus,
1375 homes, a hotel and commercial space on such a small area of land is not considered conservative.

When you drive PCH to Laguna, notice the distance between roads such as Dover, Jamboree, McArthur,
etc. Drive to H.B. And notice the distance between Superior, Brookhurst, Magnolia, etc. Then consider the
very short distance between Newport Blvd. and Superior at Hospital Road, add Placentia, PCH and possibly
Bluff Road. The close proximity of all these roads already creates an umbrella of pollution over West Newport

With all the emphasis on preventive medicine it seems to me that the first thing we need to do is breathe
cleaner air. SoCoast Air Quality Management District has a program called The Right to Breathe and they state
that “more than shelter, we need clean air. Particulates inhaled by pregnant women go through the blood stream
to the fetus and can cause brain damage”.

Almost part of the BRD due to its physical location right on the border, is construction of a 3-story
community college that is near completion at 15th Street. Was a traffic study done on the number of anticipated
car rides for the college and have they been added to the 57,000 car rides anticipated for the Banning Ranch
Development?

Under Project Design Features of the DEIR, PDF 4.11.3, states: “The Master Development Plan and the
NB Planned Community Development Plan require the Project to be coordinated with O.C.Transportation
Authority (OCTA) to allow for a transit routing through the community...” If Bluff Road is never approved,
what route will the buses take?

John Wayne's son gave an interview and told how their life “was basically small-town beach life.
Newport Beach was a fishing town. no big fences, no checkpoint in the driveway. John shopped at White
Front and Sears. At that time, it was much more low-key.” Many are nostalgic for that kind of living and those
days are gone, but great care must be taken with regard to how we grow so that beautiful Newport Beach can
retain some vestige of John Wayne's city of beauty and charm. The community college has already obscured
most of the beautiful views of snow-capped mountains. Will there be no beauty left, only buildings and roads.

In closing, at the end of the last study session a gentleman asked what has the City done to raise money
for the purchase of this land? I don't recall seeing any surveys asking all Newport Beach residents, CDM and
everyone, if they would be willing to contribute toward the purchase. Did I miss it? Although the development
is not in CDM's back yard, the pollution from this area will eventually end up in their back yard. If real efforts
were made, perhaps the purchase of this land would be possible.

Please give every consideration to concerns of the people living in this area. They, and not the people
who will occasionally visit the proposed parks for short periods of time are here 24/7. Land can be remediated
but the health of children. the elderly and people who are sensitive, once damaged, cannot always be

remediated.- Thank you | ) 9
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Consistency with the Coastal Act

= Addressed in Section 4.1

= Public access

= Public facilities

= Lower-cost visitor/recreation facilities
= Priority uses

= Location of development



Gnatcatcher Habitat

= Critical habitat # occupied
= Analyzedinthe EIR

= Gnatcatchers observed

= 23 acres impacted

= Impact reduced to less than significant
= FESA protections



ESHA

= Defined by the Coastal Act

= Case-by-case determination by CCC

= Only two identified ESHA areas

= Section 4.6 address biological resources
= EIR will be used by CCC



Vernal Pools/San Diego Fairy Shrimp

Not all areas that pond water are vernal pools

Reviewed 54 features

Aerial surveys, not ground-based
None were vernal pools or wetlands
Project avoids VP1 and VP2



Mowing and Fuel Modification

= Oil Field mowing
= On-going maintenance
= Required by DOGGAR
= CCC exemption

= Include environmental protections
= Fuel modification



Qil Field-related Hazards

= X



Bluff Road Improvement/Alignment

= Primary Road (4 lanes, divided)
= Several design factors

= Earthwork

= Road geometrics/design speeds

= Connection to Coast Hwy

= Impacts to habitat and topography



CCC Action on Coast Hwy Connection

= Sunset Ridge Park access
= CCC has not acted on the City's CDP
= No CCC findings/actions



OCTA Action on 19" Bridge

= X



Health Risks to Residents/Park Users

= 7506 of emissions from vehicles
= Most emissions occur off-site
= Little exposure to person on-site, nearby



Tier 4 Construction Equipment

= Short-term regional NOx impact



Remediation First

= X
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Vegetation Types and Other Areas

Coastal Sage Scrub Grassland Depression Features
- [ Southern Coastal Biuff Scrub [555] Vemal Pool
[E51 california Sagebrush Scrub [ Ephemeral Pool
[ Encelia Scrub Marshes and Mudfiats
[ Coyote Brush Scrub == Freshwater Marsh
[ Coyote Brush Scrub/Mule Fat Scrub [T Freshwater Marsh
[l Goidenbush Scrub Disturbed Alkali Marsh
B Southern Cactus Scrub [ sait Marsh
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To: City of Newport Beach Planning Commission

From: Norman J. Suker P.E.

Re: March 22, 2012 Public Hearing for the Newport Beach Banning Ranch Development DEIR
Dated: March 22, 2012

[ object to the approval of the Newport Banning Ranch (NBR) project as proposed and request
that all my comments be included in the records of any and all proceedings relating to the
Newport Banning Ranch project or its successors.

1. Iam a 25 year Newport Crest property owner and my townhouse abuts the Banning Ranch. My
property has unobstructed ocean views from east of Catalina Island to Palos Verdes. This view
had been protected by the Newport Beach General Plan Amendment 81-1 until the 2006 General
Plan Update. I was not noticed or aware of this change. 1only learned that the Amendment 81-1
had been omitted by the response to my DEIR comments for the Newport Banning Ranch. The
proposed development will significantly impact my view. Please provide documentation that
residents of Newport Crest were noticed regarding the elimination of Amendment 81-1.

2. Although I am currently licensed as a traffic engineer, civil engineer and real estate broker in
the State of California and have been for about 40 years with experience in both the public (City
Engineer and City Traffic Engineer) an private sectors, my comments are made as a private
citizen.

3. OCTA has recently removed the 19" St Bridge from the Master Plan of Arterial Highways
(MPAH). The City’s General Plan Circulation Element needs to be amended to remove the 19™
Street Bridge. Failure to remove the bridge will jeopardize Measure “M” funding. Since the
DEIR is so voluminous, about 7,000 pages, the DEIR should be revised to eliminate all traffic
analysis based upon the bridge being built. By removing the unnecessary traffic analysis, the
DEIR pages will be reduced and made more understandable by the public.

4. In a telephone conversation with the Newport Beach City Traffic Engineer, I was informed
that all traffic data collection and analysis in the City, including the NBR DEIR is performed in
compliance with the City’s Traffic Phasing Ordinance (TPO). In Appendix A of said Ordinance
section 3.d.I states “The most current field counts for each Primary Intersection with counts taken
on weekdays during the morning and evening Peak Hour Period between February 1 and May
31". The requirement for taking traffic counts only between February 1 and May 31 is not the
industry standard, in fact it is the only agency that I am aware of that counts only in the said
period. To be informative to the public, the DEIR should have a scenario of traffic analysis for
the summer months in addition to the TPO months. It is obvious that traffic in the summer
months, especially August and September, is much heavier that the TPO months. See Exhibit
“A” attached from the Manual of Transportation Engineering Studies, 2™ Edition (latest edition)
of the Institute of Transportation Engineers (ITE) shows an example of traffic at various times. |
am a Life Fellow of ITE.



5. My November 8, 2011 comments regarding the Banning Ranch DEIR and the response to my
comments are as follows:

Comment
Why has the 15" street Road connection to West Coast Highway been eliminated in the present
plan since the impact of removing this road is to increase traffic next to our homes?

Response 1

The need for a second connection toc West Coast Highway through the Project site (via the
extension of 15m Street west of Bluff Road to West Coast Highway) was first studied as part of
the City of Newport Beach General Plan Update, and was revisited as part of the Newport
Banning Ranch Draft EIR. It was determined that the volume of traffic that would access West
Coast Highway through the Project site (consisting of new traffic generated by the Project itself,
plus traffic that would shift to Bluff Road from other existing roadways) could be accommodated
by a single roadway connection

This response is non-responsive because it was based on the existence of the 19" Street bridge.
The General Plan and th MPAH shows both roadways, 17" and Bluff Road connecting to West
Pacific Coast highway. An alternative scenario of using only 15" (17") street should be
performed if only one roadway is necessary. This alternative roadway would be far west of
Newport Crest and would have little impact of noise and lighting. This alternative roadway
would provide for a better traffic signal spacing on West Pacific Coast highway (farther away
from Superior Blvd). It would also eliminate the environmental issues that are associated with
the proposed Bluff Road near West Pacific Coast highway .

6. An alternative scenario should also be conducted with the elimination of Bluff Road between
19" Street and Victoria St.. I had a recent conversation with Costa Mesa traffic staff who
indicated that the City plans to request that this section of Bluff Road be removed from the
MPAH (this section of roadway would be in the Talbert Park).

7. DEIR Exhibits 4.9-24 and 4.9-25 are the only graphics I found with roadway volumes and
they assumed that the 19" St. Bridge was built. These exhibits need to be revised without the
bridge showing TPO and summer traffic volumes. It is curious that Exhibit 4.9-24 shows a
combined volume of (10,090 + 12,040) of 22,130 and Exhibit 4.9-25 shows Bluff Road with a
volume of only 15,440. What happened to the other almost 7,000 vehicles?

8. The Project Trip Distribution Exhibit 4.9-7 needs to be revised to show the distribution
without the 19" Street Bridge and Bluff Road north of 19™ Street. The existing Exhibit 4.9-7
doesn’t show any traffic from 19" Street to the SR55. This needs to be corrected.

9. Exhibit 4.9-21 indicates that the Bluff Road and West Pacific Coast highway intersection
without the 19" Street Bridge would operate at LOS F in both the AM & PM. This would
indicate that Bluff Road should not be built.

10. The proposed Bluff Road is planned to be about 20 feet from a Newport Crest home. Any



suggestion that double windows and air conditioning is a mitigation action is totally
unreasonable. The owners of these homes which have existed for almost 30 years enjoyed the
cool ocean breezes without the cost and noise of air-conditioning equipment. With energy costs
rising, the electricity bill will only grow higher.

It is one thing for a developer to build next to an existing noisy roadway and include the double
windows and air-conditioning. The buyers of his homes have a choice to buy or not. In the NBR
example, the homes are there first and the builder wants to put a noisy roadway next to these
homes. He has no authority to rehab the exiting homes and the only mitigation is to reiocate the
road away from the existing homes.
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oIt 4-8 dilve Lomputaton ot Dally Variation Facto

EDT = 1,429 veh./day

Day Average Yearly Volume for Day (veh./ day) Daily Factor

Monday 1,332 1,429/1,332 = 1.07
Tuesday 1,275 1,429/1,275 = 1.12
Wednesday 1,289 1,429/1,289 = 1.11
Thursday 1,300 1,429/1,300 = 1.10
Friday 1,406 1,429/1,406 = 1.02
Saturday 1,588 1,429/1,588 = 0.90
Sunday 1,820 1,429/1,820 = 0.80
TOTAL = 10,000 vehicles

Source: McShane and Roess, 1990, p. 100.

The computation of seasonal or monthly variation factors follows a similar procedure. The ADT for each month s
the monthly volume from the permanent-count station divided by the number of days in the month. The AADT is

then computed as the average of the 12 monthly ADTs. The monthly adjustment factors are obtained by dividing
cach monthly ADT by the AADT. Exhibit 4-9 illustrates the computation of monthly variation factors. Daily and

seasonal factors can be computed in a similar way from control-count data, Since control counts are samples rather
than continuous counts, the margin for error is greater. However, carefully planned control coun

able estimates. For further discussion, see Roess, Prassas and McShane (2004).

Exhibit 4-9. Illustrative Computation of Monthly Variation Factors

ADT for Month Monthly Factors

Month Total Traffic (vehicles) (veh./day) (AADT/ADT)

January 19,840 19,840/31 = 640 7971640 = 1.25
February 16,660 16,660/28 = 595 7971595 =1.34
March 21,235 21,235/31 = 685 7971685 =1.16
April 24,300 24,300/30 = 810 797/810 =0.98
May _ 25,855 25,855/31 = 835 797/835 =0.95
June 26,280 26,280/30 = 876 7971876 =0.91
July 27,652 27,652/31 =892 797/892 =0.89
August 30,008 30,008/31 =968 797/968 =0.82
September 28,620 28,620/30 =954 7971954 =0.84
October 26,350 26,350/31 =850 7971850 =0.94
November 22,290 22,290/30 =743 7971743 =1.07
December 21,731 21,731/31 =701 7971701 =1.14
TOTAL = 290,851 vehicles
AADT = 290,851/365 = 797 vpd

Source: McShane and Roess, 1990, p. 100.
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